
BRYAN COUNTY 
PLANNING & ZONING COMMISSION and BOARD OF ADJUSTMENT 

MEETING AGENDA 

Meeting Date: April 7, 2020 
Meeting Time: 6:30 p.m. 

508 Timber Trail, Richmond Hill, GA 31324 
Park Gymnasium 

I. CALL TO ORDER

II. APPROVAL OF MINUTES

III. OLD BUSINESS

V#343-20, Justin Ritzema, requesting a variance to Appendix B, Article X, Section 1000(h) to
increase the square footage of an accessory structure at 1197 St. Catherine’s Circle, Zoned R-
1, PIN# 063A-040.

VI. BOARD OF ADJUSTMENT

V#344-20, Storage Depot, LLC., requesting a variance to reduce the front setback by 25 feet
and reduce the side setback by 10 feet for property located on 55 Fort McAllister Rd., Zoned
B-2 Conditional, PIN#0613-031-04.

V#345-20, Storage Depot, LLC., requesting a variance to reduce the required amount of 
parking spaces from 12 to 6 spaces for property located on 55 Fort McAllister Rd., Zoned B-2 
Conditional, PIN#0613-031-04. 

VII. PLANNING AND ZONING COMMISSION

Z#224-20, Lenox PUD Amendment, Bryan Land and Timber, LLC. requesting to amend the
PUD regulations for the Lenox Neighborhood.  The amendment will affect minimum lot size
and width, and maximum lot coverage. The Tax map and parcel numbers are 061-065-05
and 061-066.

SD#3140-19, Bryan Land & Timber, LLC. Application for preliminary plat to subdivide
property to be known as Lenox Subdivision, at Highway 144 and Veterans Memorial
Parkway, Richmond Hill, Georgia. The Tax map and parcel number 061-065-05/061-066,
Zoned PUD.
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SD#3144-20, WaterWays Owners’ Association, application for preliminary plat to subdivide 
Parcel 12 of the Waterways Planned Unit Development (also referred to as The Cove), at 
Oak Level Road, Richmond Hill, Georgia. The Tax map and parcel number 075-001, Zoned 
PUD. 

SD#3146-20, WaterWays Owners’ Association, application for preliminary plat to subdivide 
Parcel 28 of the Waterways Planned Unit Development (also referred to as Redbird Creek), 
at Oak Level Road, Richmond Hill, Georgia. The Tax map and parcel number 075-001, Zoned 
PUD.  

Z#209-19, DHRUV Enterprises, Rezoning Request for the property located at 99 Linda Lane, 
Georgia. The Zoning is currently AR-1 and proposed is B-1. The Tax map and parcel number 
is 026-060-03. 

CUP#165-19, DHRUV Enterprises, Conditional Use Application for the use of a service station 
at GA HWY 204/Linda Lane, Ellabell, PIN# 0311-159 and 026-060-03. 

IV. OTHER BUSINESS

Planning Commission workshop discussion

UDO Update

2020 Census Information

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 
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: March 31, 2020 
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BRYAN COUNTY 
PLANNING & ZONING COMMISSION and BOARD OF ADJUSTMENT 

MINUTES 
Meeting Date: March 03, 2020 

Meeting Time: 6:30 p.m. 

Attendees: Alex Floyd 
Boyce Young 
Joseph Pecenka, II 
Ronald Carswell 
Stephanie Falls 
Michelle Guran 
Stacy Watson 

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

I. CALL TO ORDER

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

II. APPROVAL OF MINUTES

Commissioner Carswell made a motion to approve the February 4, 2020 Minutes, and a 2nd was
made by Commissioner Young. Vote 6:0, motion carried.

III. BOARD OF ADJUSTMENT

Commissioner Young made a motion to open as the Board of Adjustment, and a 2nd was made by 
Commissioner Watson. Vote 6:0, motion carried. 

1. V#343-20, Justin Ritzema, requesting a variance to increase the square footage of accessory
structure at 1197 St. Catherine’s Circle, Richmond Hill, Zoned R-1, PIN# 063A-040.
a. Ms. Farr-Newman presented the Board with the variance request. She advised this is a

variance for 1197 St. Catherine Circle, to increase the permitted size of an accessory building

3



P a g e  | 2 

Pembroke 

in an R-1 zoning district.  The accessory building is proposed to be larger than the permitted 
200 square feet at approximately 1320 square feet; including a garage with storage, a 
multipurpose room, a bathroom and a covered outdoor porch with a bar. This exceeds the 
permitted size by 1120 square feet.  The additional uses qualify the structure as an accessory 
structure and not a garage.  The applicant indicated the building would be to house 
equipment and vehicles, but it is also referred to as a pool house and garage on the plans.  
The applicant also indicated that the bathroom would serve as a backup to the bathroom in 
the main house due to their existing drainage concerns.  Ms. Farr-Newman advised the board 
that the HOA for The Bluffs indicated that they cannot approve prior to it being permitted. 

She stated that a variance decision is determined using four criteria; those four criteria were 
considered by staff but no hardships were found as the applicant received suggestions from 
the department of public health to address the drainage concerns, and the need for additional 
storage can be accommodated by building a garage which would be permitted to be larger 
than the required 200 square feet for an accessory structure. In addition, there were no 
hardships specific to the property, and the request for variance is not consistent with zoning 
criteria. Staff recommended denial of variance. 

b. Justin Ritzema stated that he started the project last year and worked for 5 months with the
HOA to get plans where the HOA would approve. He expressed some concern with the email
from a member of the HOA, but not representing the HOA, and stated that his goal was to
design the structure to the HOA’s approval.  He indicated that the HOA did originally express
that the structure would look like a second home but that he had since communicated his
intentions and updated drawings.  Mr. Ritzema stated that his intention was to free up the
space in the existing garage so that it could be used for parking.

c. Commissioner Watson made a motion to close the Board of Adjustment, and a 2nd was made
by Commissioner Carswell. Vote 6:0, motion carried.

d. Commissioner Pecenka made a motion to approve the variance for V#343-20, with a condition
that the building only be used for a garage and workshop area.  After discussion regarding
staff’s inability to enforce the condition, the motion was withdrawn by Commissioner
Pecenka.

e. Commissioner Young made a motion to deny the variance for V#343-20 until further
information is given from the ARC.  After discussion regarding the benefit of deferring the
item for additional information instead of denying it, the motion was withdrawn by
Commissioner Young.

f. Commissioner Falls made a motion to defer the variance for V#343-20 until the next meeting,
and a 2nd was made by Commissioner Guran.  Commissioner Guran further stated she was in
favor of deferring the item for clarification on the issues raised in the email submitted to the
Commission.  Vote 6:0, motion carried.

IV. OTHER BUSINESS

V. ADJOURNMENT
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Commissioner Pecenka made a motion to adjourn the meeting at 6:58 p.m., and a 2nd was made 
by Commissioner Watson. Vote 6:0, motion carried. 
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Ritzema Variance Request | Board of Adjustment 

BRYAN COUNTY BOARD OF ADJUSTMENT 

CASE V#343-20 

Public Hearing Date: March 3, 2020 

REGARDING THE APPLICATION OF: Justin Ritzema, 

requesting a variance for property located at 1197 St. 

Catherine Circle, PIN# 063A-040.  The applicant is 

requesting a variance in order to construct an 

accessory building greater than 200 square feet. 

Staff Report  

By: Sara Farr-Newman 

Dated: February 25, 2020 

I. Application Summary

Requested Action: Public hearing and consideration of a variance requested by Justin Ritzema is 

requesting a variance at 1197 St. Catherine Circle, PIN# 063A-040, to allow an accessory building that 

exceeds 200 square feet in an R-1 zoning district. 

Applicant or Representative:  Justin M. Ritzema 
  1197 St. Catherine Circle 
  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(h)

II. General Information

1. Application: A variance application was submitted by Justin Ritzema on January 31, 2020. After

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

6, 2020.  
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2. Notice: Public notice for this application was as follows:

A. Legal notice was published in the Bryan County News on February 13, 2020.

B. Notice was mailed on February 13, 2020 to surrounding landowners within 300’ of the exterior

boundaries of the property. 

D. An on-site notice was posted on February 13, 2020.

3. Background:

The applicant is requesting a variance to allow the construction of an accessory building larger than 200 

square feet.  The proposed accessory building will be located in the rear of the property adjacent to the 

pool.  The building is approximately 1320 square feet and includes an approximately 450 square foot 

garage with a 500 square foot multi-purpose room with bathroom, and a 370 square foot covered rear 

porch with an outdoor bar area , so it exceeds the definition of garage and is classified as an accessory 

building.   

According to the application, the building is being constructed to house equipment and vehicles, but the 

plans refer to it as a pool house and garage.  These additional uses place the building into the category of 

an accessory building, as the garage is only a portion of the square footage.  The building will also serve 

as a backup bathroom, which has already been approved for septic by the health department.  The 

building has also been approved by The Bluffs HOA contingent on a permit being issued by Bryan County. 

4. Requested Variance:  Per Article X, Section 1000(h) of the Bryan County Code of Ordinances, the

applicant is requesting to build an accessory building that exceeds 200 square feet.  The building is 

proposed to be approximately 1320 square feet, which exceeds the permitted size by 1120 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 February 6, 2020, unless otherwise 

noted.  

“A” Exhibits- Application: 

A-1 Variance Application

A-2 Building Plans

A-3 HOA review

“B” Exhibits- Agency Comments: 

B-1 Engineering (2/6/2020)

B-2 Fire Chief (2/6/2020)
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B-3 Public Health (2/6/2020)

B-4 Public Works (2/6/2020)

“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:  The applicant identified the hardship as the need for a backup bathroom due to septic 

problems with the septic system for the main house and the need for storage.  The house is located in The 

Bluffs and their HOA does not permit any equipment or vehicles to be stored outside, so additional storage 

is required for items such as mowers, vehicles, tools, etc. that do not fit in the applicant’s existing garage.  

The Department of Public Health provided options for the applicant to address their current drainage 

concerns, including gutters to redirect stormwater away from the drainage field.  In terms of the need for 

an additional bathroom, this could be accommodated with a smaller accessory building if septic concerns 

continue.  In terms of the need for storage, a detached garage would be an alternate option to store 

vehicles and other equipment.  This would be permitted to be 50% the size of the principal building and 

provide the required covered storage. 
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The lot is similar in size and layout to other lots in the neighborhood, and due to the additional options 

for the applicant to address their concerns in terms of storage and septic issues, staff does not identify 

these items as a hardship.   

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:    Staff did not identify any hardships.  The lot must follow the same rules and regulations 

as other lots in the neighborhood.  The applicant pointed out the regulations precluding homeowners in 

The Bluffs from parking any vehicle on the property in the open for longer than 24 hours and the lack of 

a neighborhood storage area.  While staff acknowledges this may be a hardship for the neighborhood 

overall, it is not particular to the property. 

The applicant also pointed out that other houses in the neighborhood have large accessory buildings.  Staff 

did locate several houses with large accessory buildings, but the majority of these appear to be detached 

garages, which do not fall under the 200 square foot limitation.  The regulations limiting the size of 

accessory buildings in the R-1 zoning district were adopted October 9, 2018 as part of the Interim 

Development Ordinance.  While this ordinance did place additional limitations on accessory building size 

that may not have impacted others in the applicant’s neighborhood prior to that point, the ordinance 

change impacted all of Bryan County equally, so it is not an individual hardship for the property.   

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; however, the concerns brought up by the applicant 

are not the result of actions taken by the applicant. 

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 variance is not consistent with the spirit, purpose, and intent of the ordinance, which 

is to limit the size of accessory buildings to 200 square feet in R-1 zoning districts.  The intent of the Interim 

Development Ordinance was to limit accessory building sizes in R-1 districts due to the smaller size of 
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these lots and their residential character as opposed to rural character, which allows larger buildings due 

to the uses and large lot sizes.  Limiting the accessory building size works in conjunction with lot coverage 

limitations to ensure accessory buildings do not overtake the principal structure and conform to the 

residential character of this zoning. 

IV. Staff Recommendation

Staff recommends denial of the requested variance for construction of an accessory building larger than 

200 square feet, 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 

Board of Commissioners 
P A  I D 

,J Ai� j ·r 2020 
Community Development Department 

VARIAN CE APPLICATION Refer to Article V, Section 501 of the Zoning Regulations for additional information regarding Variance requirements. 
Application Fee: $150.00 
�PJWCant:!!('Property Owner0 Authorized Agent

Applicant Name: >us�J-h ;11, /2/f2.em�Address: //97 Sf. W fh e ri'"n e.. C1 '.rd e.,City: R,chmCJnC l-b '// State: GA- Zip: '3/3 2 '-I Phone: 912 -/4'-( -ox> 8 Email: ,Sri'fze1111t'1.. @lo.r,dmetr/4..2, L/.. om�sL /l'J,... Property Owner (if not applicant): _________________________ _Address:----------------------------------City: __________ State: ___ Zip: ______ Phone: _________ _ 
Property Information: General Location:------------------,,.,�--.----PIN Number (Map & Parcel): 06 �A _, 0 4 0 Current Zoning District(s): __._[<_,,· _-_i ____ _

�"-,'o"' 

I 
/111\\ What section of the Subdivision or Zoning Code are you requesting a variance for? .J.-"-0'-'00<....:::..._ __ M ___ _ 

Applicant Certification: I hereby certify that I am the owner or authorized agent of the property being proposed for subdivision, and that I have answered all of the questions contained herein and know the same to be true and correct. 
App;2§:re 

Case#: VJt3Y3-� 

Date 

FOR OFFICE USE ONLY Date Received: �/ o\ ) 21) / Fee Paid Initial: ___ _ 
Page 1 of 3 

Exhibit "A-1"
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Exhibit "A-2"
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Exhibit "A-3"
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“B” Exhibits – Agency 
Comments 
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Exhibit "B-1"

26



Exhibit "B-2"
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Exhibit "B-3"
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Exhibit "B-4"
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“C” Exhibits – Bryan County 
Supplements 
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Variance Requested:
Requesting to build a garage/shop in the back/side
of property to use as an extra garage/storage -
work "hobby" area.

A-5 - AGRICULTURAL

AR-1 - AGRICULTURAL RESIDENTIAL

MULTI DM - MULTIPLE DUNES & MARSHLANDS

R-1 - SINGLE FAMILY RESIDENTIAL

Exhibit "C-4"
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“D” Exhibits – Public Comment 
The following additional public comments were received after 
the date of the staff report.

D-1 Email from Chris Gannon received 3/1/2020 
D-2 Email from Chris Gannon received 3/27/2020
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Sara Farr-Newman

From: Chris Gannon <cjig106@yahoo.com>
Sent: Sunday, March 1, 2020 3:04 PM
To: Sara Farr-Newman; Audra Miller
Subject: V#343-20, Justin Ritzema

Dear Ms. Miller and Ms. Farr-Newman, 

I am writing in reference to the Variance Application submitted by Mr. Justin Ritzema; V#343-20. I am the 
chairperson of The Bluffs at Richmond Hill HOA's Architecural Review Committee (ARC) but I am not writing 
as a representative of the HOA or the ARC.  

After reading the Staff Report accompanying the Variance Application, I'd like to offer a few comments and 
additional information: 

 I concur with the Staff comments in Article II, Section 3 [General Information / Background] that the
Application references that the building will be used to house equipment and vehicles while the plans
refer to the building as a poolhouse and garage. The ARC has had similar concerns. The initial plans we
reviewed had varying descriptive references some of which were contrary to other information provided
by or attributed to Mr. Ritzema.  Mr. Ritzema has told the ARC that the structure will be used as a
garage and separate workshop (in the enclosed area were the bathroom is located), with the outside
covered deck & bar area to be used in connection with his adjacent swimming pool [which is under
constuction currently - hopefully with a valid permit]. Due to the size and design of the structure, the
ARC's underlying concern with the building is that the structure could be converted at any time (wihtout
notice or approval) for use as a second residential structure. To us, the building looks like a home. The
Bluffs HOA does not permit secondary residential structures on lots;

 In the last sentence of  Article II, Section 3 [General Information / Background], the Report states "The
building has been approved by The Bluffs HOA contingent on a permit beng issued by Bryan County."
This is not correct.  The Bluffs HOA has not yet approved the building. Please refer to the email from
me accompanying the Application. I specifically stated "However, we are unable to approve these plans
until we receive a complete set of final plans filed with and approved by Bryan County (and bearing the
County stamp). Please also update the Site Plan to reflect the change in location of the door to the Shop
from the front to the right side."  For approval of any project which also requires County approval, we
specifically require receipt of a complete set of the county-approved building plans before formally
reviewing and approving a project. Without first receiving the approval of Bryan County, The Bluffs
HOA will not approve the building. This building is part of a larger project which includes the pool
construction;

 Mr. Ritzema's allegations that his hardships are due to the actions or omissions of The Bluffs HOA and
its ARC are not valid in my opinion.

o In respect to drainage impacting his property, it is true that Mr. Ritzema has had drainage issues
since at least 2015 and such issues apparently have affected his septic system. However, one
could argue that the decision of his builder (Mike Roberts Construction) not to (i) add fill after
initially clearing the lot, (ii) raise the foundation of the home, (iii) choose a better location for the
drainage field, and/or (iv) install an appropriate sized drainage field on the lot, are contributing
factors to the ongoing septic issues encountered by Mr. Ritzema. Further adding to Mr. Ritzema's
drainage woes are (i) his lot apparently drains toward the front of the lot near his home and

Exhibit "D-1"
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drainage field although the rear of the lot is wooded wich could accomdoate some of the water if 
proerly graded, and (ii) in 2019, Mr. Ritzema removed almost all of the trees on his lot but 
seemingly didn't take the opportunity to regrade the lot to redirect the flow of surface water; 

o Mr. Ritzema's allegations that the ARC does not have experience or knowledge in building
homes, surveying lots or land development is false.  Members of the ARC over the past 8 years
have included Steve Burrell (a custom home builder for many years in Bryan County), Theresa
Reeves (building contractor with Homes of Integrity and others), and Tracy Hendren (US Army
Corps of Engineers). It is true that The Bluffs itself has encountered drainage issues but these
issues are not due to the actions or omissions of the ARC. Rather the issues are attibutable to
errors on the part of the original developer in its installation of the drainage system, failure of the
builders to properly grade the lots and construct the required drainage, failure of lot owners to
maintain their lots, and the loss of trees and vegetation associated with the development of the
remaining lots in The Bluffs;

o Regarding the alleged storage hardship, that's a ridiculous assertion by Mr. Ritzema. Our HOA
Covenants were enacted in 1998 when the subdivision was established. Every lot, including Mr.
Ritzema's lot, has a restriction on the storage of large vehicles, boats, etc. outside of the garage.
He knew or should have known about these restrictions when he bught his home. As noted in the
Staff Report, several lot owners have constructed a separate garage to store these vehicles and
equipment. Others have opted to rent space in one of the many storage facilities in the area.

 Finally, I find it curious that Mr. Ritzema failed to share that he is in the construction business; he's a
construction supervisor for Landmark 24 Homes. He has touted his construction credentials and
experience to other neighbors in The Bluffs.

Please contact me if you have any questions. 

Sincerely, 

Chris Gannon 
924 Sant Catherine Cir. 
Richmond Hill, GA 
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V#343-20, Justin Ritzema

Chris Gannon <cjig106@yahoo.com>
Fri 3/27/2020 6:09 PM
To:  Audra Miller <amiller@bryan-county.org>; Amanda Clement <aclement@bryan-county.org>; Sara Farr-Newman
<snewman@bryan-county.org>
Cc:  Justin Ritzema <jritzema@landmark24homes.com>

Dear Ms. Miller, Ms. Clement and Ms. Newman,

Mr. Justin Ritzema asked me to send this email to the Board for its consideration of Variance No. 343-20,
which was tabled due to questions about The Bluffs' process for approval of lot improvement projects.
Please share this email with the Board. I am happy to attend the meeting in person or participate via
telephone if that would aid in resolving any lingering questions.

Chris Gannon

______________________

March 27, 2020

Re:      V#343-20, Justin Ritzema 

Dear Bryan County Planning and Zoning Board,

Mr. Justin Ritzema informed me that you had some questions at the March meeting concerning the The
Bluffs HOA requiring receipt of County approval before the Bluffs HOA will approve Mr. Ritzema’s
plans for construction of the accessory building. Mr. Ritzema has asked me to provide this email to
clarify our requirements. The quick answer is that The Bluffs HOA has not approved Mr. Ritzema’s
project because Mr. Ritzema has not provided to us two (2) documents which we are requiring in order to
grant final approval of his project.

Any lot improvement in The Bluffs at Richmond Hill must be approved by the Architectural Review
Committee of The Bluffs HOA (the “ARC”). Guided by the Covenants and direction of the HOA Board
of Directors, the ARC has established specific requirements for builders and lot owners when submitting
proposals for ARC review and approval. For improvements which also require County approval, we
require a (i) an updated site plan for depicting the improvements, and (ii) a complete set of plans for the
project including any structures, all of which must comply with both the HOA Covenants and County
requirements. The ARC has broad discretion, granted under the Covenants, in respect to its requirements
and decisions. Therefore, depending upon the circumstances, the ARC may require additional
information or documentation in support of a project proposal.

In Mr. Ritzema’s case, the first set of plans submitted were rejected for several reasons, including that the
workshop structure had the design and appearance of a secondary residence which is not permitted in The
Bluffs. Following discussion with Mr. Ritzema during which he stated that the structure would not be
used as a residence, revised plans incorporating our comments were submitted to the ARC.  On October
3, 2019, the ARC concluded that Mr. Ritzema’s revised plans were acceptable.  However, the ARC still
had concerns that (i) the project design as approved by the ARC might not be acceptable to the County,
and (ii) that the project design consequently could be changed (without notice to and approval of the
ARC) in order to secure County approval. In addition, Mr. Ritzema had not submitted an updated Site
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Plan for his lot reflecitng the revisions to the workshop structure, which automatically prevented the
ARC from approving the project. Hence, the ARC conditioned final approval of Mr. Ritzema’s project
upon receipt of the following: 

1. An updated Site Plan for his Lot which reflects the new location of the man-door
entrance to the workshop from the front (street facing side) to the right side of the
structure; and

2. A complete set of the final plans filed with and approved by Bryan County.

Once the ARC receives both of the foregoing documents, and confirms that item 2 document matches
what was presented previously to the ARC, the project will be approved by the ARC. Such approval
could occur very quickly. Note: as of March 27, 2020, the ARC still has not received the updated Site
Plan. This missing document alone prevents the ARC from granting final approval of this project.

Please be clear – the ARC is not withholding its approval of Mr. Ritzema’s project contingent  on your
decision in this Request for Variance. Rather our sole interest is confirming that the plans, accepted by
the ARC last October, are the same as those submitted to and approved by the Department. 

I am happy to answer any other questions that you may have in this matter. Feel free to contact me
directly.

Chris Gannon
The Bluffs ARC
912-506-2060
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 Storage Depot LLC Setback Variance Request | Board of Adjustment 
 

BRYAN COUNTY BOARD OF ADJUSTMENT 

CASE V#344-20 

Public Hearing Date: April 7, 2020 

REGARDING THE APPLICATION OF: Storage Depot, LLC, 

requesting a variance for property located at 55 Ft 

McAllister Rd, PIN# 0613 031 04.  The applicant is 

requesting a variance in order to reduce the front and 

side setbacks for a commercial building. 

Staff Report  

By: Sara Farr-Newman 

Dated: March 31, 2020 

 

I. Application Summary 

Requested Action: Public hearing and consideration of a variance requested by Storage Depot, LLC, for 55 

Fort McAllister Road to reduce the front setback by 25 feet and the side setback by 10 feet. 

Applicant or Representative: Storage Depot, LLC. 
    645 Turkey Trot Trail 
    Richmond Hill, GA 31324 
 
Owner:     Storage Depot, LLC. 
    645 Turkey Trot Trail 
    Richmond Hill, GA 31324 
 
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 XI. – Uses Permitted in Districts, Section 1111. – “B-2” General 
Commercial Districts, Bryan County Code of Ordinances. 

 

II. General Information  
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1. Application: A variance application was submitted by Storage Depot, LLC on February 25, 2020. After 

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

27, 2020.  

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

A. Legal notice was published in the Bryan County News on March 19, 2020. 

B. Notice was mailed on March 20, 2020 to surrounding landowners within 300’ of the exterior 

boundaries of the property. 

D. An on-site notice was posted on March 18, 2020.  

3. Background: The applicant submitted a Site Development application on September 18, 2019 (SP#04-

19).  The site already has an existing approximately 24,000 square foot self-storage building.  This site 

development application was submitted in order to obtain approval for the addition of a second 11,700 

square foot self-storage building on the site located at 55 Fort McAllister Road.  During this review, Staff 

identified that two setback variances would be required in order for the front setback to be reduced to 

50-foot front setback and the side setback to be reduced to  a 20-foot side setback.  A parking variance 

will also be required, but will be reviewed separately. 

4. Requested Variance:  Per Appendix B – Zoning, Article XI. – Uses Permitted in Districts, Section 1111. – 

“B-2” General Commercial Districts of the Bryan County Code of Ordinances, the required front setback is 

75 feet and the required side setback is 30 feet.  The applicant is requesting a 50-foot front setback, a 

reduction of 25 feet (33% reduction), and a 20-foot side setback, a reduction of 10 feet (33% reduction). 

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

received at the Bryan County Community Development office on February 25, 2020, unless otherwise 

noted.  

“A” Exhibits- Application: 

A-1 Variance Application  

A-2 Site Plan 

A-3 Site Plan Exhibit (received 3/31/2020) 

 

“B” Exhibits- Agency Comments:  

B-1 Engineering (3/12/2020) 

B-2 Fire Chief (3/12/2020) 

B-3 Public Health (3/12/2020) 

B-4 Public Works (3/13/2020) 
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“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: 

Front Setback 

The applicant identified the shape and existing conditions of the lot as a hardship.  When Fort McAllister 

Road was planned to be realigned, a portion of the property was taken for the road creating an angled 

front property line.  This resulted in an angled setback line that would require the new building to be set 

far behind the existing building.  Additionally, the existing building was constructed with only a 50 foot 

front setback.  Permitting a reduced setback to match would encourage a consistent development pattern 

on the site.  There is also an existing wetland on the property that restrains the building placement on the 

rear of the property.  Staff does identify this as a hardship that impacts the applicant’s ability to meet the 

required front setback line as there is limited space for the building site. 

 

Side Setback 

The applicant identified the lot shape and wetlands as the hardship for the side setback, as well.  Although 

these items do impact the lot and create a hardship for the front setback, they do not have the same 

impact on the side setback.  The unusual geometry is only located along the front property line, and the 

wetland is located to the rear of the building.  Neither of these lot conditions would prevent the applicant 

from meeting the required side setback. 
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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:     

Front Setback 

The hardships identified, to include the lot shape and wetlands, are peculiar to the property.  This lot 

shape exists due to a road widening, and the wetland location in conjunction with this creates a unique 

condition that is not common to other properties in the County. 

 

Side Setback 

A hardship was not identified for the side setback, as the existing site constraints do not impact the side. 

 

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:   

Front Setback 

The property required for the Fort McAllister Road widening and the existing wetlands are not the result 

of the actions of the property owner. 

 

Side Setback 

No hardship was identified. 

 

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:    

 

Front Setback 

The front setback variance is otherwise consistent with the intent of the ordinance, which is to provide 

development that is consistent and adheres to a predictable pattern.  The new building will align with the 

existing building, and this variance allows compatible development. 
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Side Setback 

The purpose of the side yard setback is to establish yards between properties which can provide for 

adequate spacing between buildings and provide for a space for ancillary infrastructure and 

improvements.  Most commonly, these yards can provide for a means to convey stormwater, through the 

use of swales and ditches, to prevent runoff from discharging onto adjacent properties.   The Engineering 

Director’s review of the variance request indicated that there were concerns with how drainage for the 

site would be managed with the addition of the second building. The Engineering Director indicated that 

a swale would have to be provided along the west side of the building where the variance is being 

requested.  At this time, sufficient information has not been received to determine if a reduced side yard 

setback could support the drainage improvements needed to accommodate this development, while 

ensuring public safety is secured and that the drainage does not impact adjacent sites. Furthermore, 

reducing the side setback is not in keeping with the ordinance, as there is no hardship that necessitates 

the reduction.      

 
IV. Staff Recommendation 

 

Staff recommends approving the front setback variance, because the variance criteria are met, and 

denying the side setback variance, because the variance criteria are not met. 

 
V. Board of Adjustment Decision 

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

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

Additionally, the Board of Adjustment may approve one variance and deny the other 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. 

The Board of Adjustment may make one motion for both variances or they may make two separate 
motions.   
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PARCEL # OWNER
055 60 022 001 PATEL DILIP M
055 60 022 002 PATEL DILLIP M
0613   031 01 MICHAEL ROBERTS CUSTOM HOMES, LLC
0613   031 03 ENMARK STATIONS INC
0613   031 04 STORAGE DEPOT LLC
0613   031 05 BRYAN COUNTY BRYAN COUNTY BD OF COMMISSIONERS

0613   072 O'DELL ROBERT W & O'DELL AMY
0613   073 DEWEES DYLAN J & DEWEES LOGAN N
0613   075 PETERSON GARY W & TERRI L
0613   076 BOGDAN JOHN & YOUNG-BOGDAN VICTORIA
0613   079 DAVIS GARY M
0613   082 COOPER JESSICA LEIGH & SCHROEDER CHANTEL NICOLE

0613   120 CA OAK TREE ASSOCIATES
0613   123 MURPHY JOHN A. & CAREN L.
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Case V# 344-20

Present Zoning = B-2 Conditional
Requested = Variance

Variance Requested:
Reduce front setback by 25 feet and
reduce side setback by 10 feet.

A-5 - AGRICULTURAL

B-1 - NEIGHBORHOOD COMMERCIAL

B-2 COND - GENERAL COMMERCIAL CONDITIONAL USE

BN - NEIGHBORHOOD BUSINESS

MULTI DM - MULTIPLE DUNES & MARSHLANDS

PUD - PLANNED UNIT DEVELOPMENT

R-1 - SINGLE FAMILY RESIDENTIAL

Exhibit "C-4"
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“D” Exhibits – Public Comment 

None Received
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 Storage Depot LLC Parking Variance Request | Board of Adjustment 

BRYAN COUNTY BOARD OF ADJUSTMENT 

CASE V#345-20 

Public Hearing Date: April 7, 2020 

REGARDING THE APPLICATION OF: Storage Depot, LLC, 

requesting a variance for property located at 55 Ft 

McAllister Rd, PIN# 0613 031 04.  The applicant is 

requesting a variance in order to reduce the number of 

parking spaces. 

Staff Report  

By: Sara Farr-Newman 

Dated: March 31, 2020 

I. Application Summary

Requested Action: Public hearing and consideration of a variance requested by Storage Depot, LLC, for 55 

Fort McAllister Road to reduce the required number of parking spaces from 12 to 6. 

Applicant or Representative: Storage Depot, LLC. 
645 Turkey Trot Trail 
Richmond Hill, GA 31324 

Owner:  Storage Depot, LLC. 
645 Turkey Trot Trail 
Richmond Hill, GA 31324 

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 1013.
– Off-Street Parking Requirements, Bryan County Code of Ordinances.

II. General Information
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 Storage Depot LLC Parking Variance Request | Board of Adjustment 
 

1. Application: A variance application was submitted by Storage Depot, LLC on March 13, 2020. After 

reviewing the application, the Director certified the application as being generally complete on March 13, 

2020.  

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

A. Legal notice was published in the Bryan County News on March 19, 2020. 

B. Notice was mailed on March 20, 2020 to surrounding landowners within 300’ of the exterior 

boundaries of the property. 

D. An on-site notice was posted on March 18, 2020. 

3. Background: The applicant submitted a Site Development application on September 18, 2019 (SP#04-

19).  The site already has an existing approximately 24,000 square foot self-storage building.  This site 

development application was submitted in order to obtain approval for the addition of a second 11,700 

square foot self-storage building on the site located at 55 Fort McAllister Road.  During this review, Staff 

identified that a parking variance would be required. 

4. Requested Variance:  Per Appendix B – Zoning, Article X. – Development Standards of General 

Applicability, Section 1013. – Off-Street Parking Requirements, warehouse and storage uses require one 

space per 1,000 square feet of gross floor area.  The new building is 11,700 square feet, which requires 

12 additional parking spaces.  The applicant is requesting to provide 6 spaces, a reduction of 6 spaces, or 

50%. 

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

received at the Bryan County Community Development office on March 13, 2020, unless otherwise noted.  

“A” Exhibits- Application: 

A-1 Variance Application  

A-2 Site Plan 

 

“B” Exhibits- Agency Comments:  

None Provided 

 

“C” Exhibits- Bryan County Supplements  

C-1 Overview Map 

C-2 Location Map 

C-3 Notification Map 
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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 that the shape of the lot and lack of parking demand necessitates 

the variance, because providing the required 12 parking spaces would result in the building being pushed 

backward into the existing wetlands.  The applicant also provided examples of other ordinances and 

properties allowing less parking for self-storage including locations such as Charleston, SC and Orlando, 

FL.  Additionally, the applicant provided aerial examples of local self-storage facilities in the area, including 

Savannah, that show a reduced parking demand compared to the ordinance requirement.  They also 

provided aerials of their property for various days of the week showing no cars parked in the existing 

spaces for their current building. 

 

Staff acknowledges that the ordinance fails to address self-storage as a specific use under the parking 

standards, resulting in standards meant for larger more intensive warehouse uses requiring one space per 

1,000 square feet.  The current ordinance, including parking standards, are currently being revised in order 

to address these types of concerns.  Based on this and the applicant’s evidence, staff concurs that the 

existing parking requirement will create a hardship for the applicant as it does not adequately address the 

proposed use. 

 

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.  
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Staff Findings: The previously identified hardships are specific to this property, as they are based on the 

lack of appropriate parking standards for this use as well as the shape and existing wetlands of the 

property, which make complying with the parking more difficult.     

 

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: The existing conditions of the property, including the shape and wetlands, are not the 

result of the actions of the property owner nor is the lack of an appropriate parking standard within the 

existing ordinance.  

 

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 consistent with the intent of the ordinance, which is to provide 

adequate parking for development.  The applicant’s provided examples, including the Stop N Stor located 

at 96 Veterans Memorial Parkway providing seven spaces, show that the proposed parking is sufficient 

and appropriate for the use proposed. 

 
IV. Staff Recommendation 

 

Staff recommends approval, with the following condition, of the variance to reduce the parking 

requirement for the addition from 12 parking spaces to 6 parking spaces, because the variance criteria 

are met.   

 

1. If the use of the property changes or the total square footage of building space on the property 

is increased, the owner must submit a revised parking demand analysis to the Community 

Development Director for review and approval. 

 

 
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. 
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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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“A” Exhibits – Application 
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Storage Depot, LLC 
Project Narrative – Variance Request for Parking Spaces 
March 12, 2020 
Pittman Engineering 

The requested variance proposes reducing the number of required parking spaces 
from 12 parking spaces to 6 parking spaces.  Reducing the number of parking 
spaces will relieve the hardships described in the Variance Criteria.  The proposed 
number of parking spaces exceeds the amount of spaces used by Storage Depot 
customers.    

The requirement to provide one parking space for each 1,000 square feet floor area 
for warehouses/storage aligns with a facility experiencing daily activity, such as 
commercial vendors or users frequently delivering items to customers or picking 
up job materials and equipment to take to a worksite.  The level of activity is much 
less for self-storage units, because the typical customer does not access stored 
items each day.  At the Storage Depot, parking usage is typically less than 3 
vehicles, including 1 vehicle for the facility manager, 1 vehicle for a customer 
visiting the leasing office and 1 vehicle accessing the storage units.  Please see 
attached exhibits from March 12, 2018, January 25, 2019 and May 23, 2019, 
demonstrating parking usage at the existing Storage Depot.   

For comparison, attached are copies of off-street parking requirements for self-
storage units from Charleston, SC, Orlando FL, Portland OR  and Mill Creek WA, 
and aerial photo exhibits of several local self-storage facilities demonstrating 
parking needs are similar to the following examples: 

• Mill Creek, Washington: 1 space for each 50 storage units plus one space for
each 300 square feet of office space.

• Portland, Oregon: Minimum of 1 space per resident manager’s facility, plus
3 per leasing office, plus 1 per 100 leasable storage spaces in multi-story
buildings or a maximum of 2 per resident manager’s facility, plus 5 per
leasing office, plus 1 per 67 leasable storage spaces in multi-story buildings.

• Orlando, Florida: Personal storage facilities: Minimum requirement of 3
spaces per manager’s office.

• Charleston, South Carolina: Mini warehouse, self storage warehouse facility:
1 space per 6,000 square feet of net leasable square footage, or fraction
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Storage Depot, LLC 
Project Narrative – Variance Request for Parking Spaces 
Page 2 of 2 

thereof, with up to half the required spaces and associated driveways 
permitted to remain unmarked for trucks and other large vehicles to park and 
maneuver.     

Based on the above examples and observed parking usage at the existing Storage 
Depot facility, the following calculation is proposed to determine the minimum 
number of required parking spaces: 

• Parking Spaces for Existing Storage Building

152 leasable units x 1 space per 50 units = 4 spaces (rounded up)
1 leasing office x 3 spaces per leasing office = 3 spaces
Total spaces for the existing building = 7 spaces

• Parking Spaces for Proposed Building Addition

75 leasable units x 1 space per 50 units = 2 spaces (rounded up)

• Total Number of Parking Spaces Required
Existing Building + Building Addition = 7 spaces + 2 spaces = 9 spaces

• Parking Space Summary

Number of Existing Storage Building Parking Spaces = 17 spaces

Number of Building Addition Parking Spaces Proposed = 6 spaces

Total Number of Existing and Building Addition Parking Spaces = 23
spaces

23 Parking spaces > 9 spaces, number of parking spaces needed is met

The variance request is consistent with the intent of the ordinance, does not appear 
to affect the public and achieves substantial justice because the request seeks relief 
from site specific geometric and environmental constraints. 
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2/24/2020 Chapter 17.27 PARKING STANDARDS AND REQUIREMENTS

12.  Restaurants, taverns, cocktail lounges:  (a) if less than 4,000 square feet in gross floor area,

one space per 200 square feet of gross floor area; (b) if over 4,000 square feet in gross floor area,
20 spaces plus one additional space per 100 square feet in excess of 4,000 square feet.

13.  Commercial nurseries shall have one space per 300 square feet of interior sales area plus one

additional space per 500 square feet of outdoor retail area.

14.  Motels and hotels shall have one space per room or unit plus one-half of the spaces required

for accessory uses such as restaurants.

15.  Retail and wholesale warehouses and building material yards shall have one space per 1,000

square feet of storage area plus one additional space per three employees.

16.  Manufacturing and laboratories,  contract printing,  research,  and kennels shall have one space

per 1,000 square feet of building or storage area plus one additional space per employee on the
largest shift.

17.  Mortuaries shall have one space per four fixed seats or eight feet of bench or one space per

40 square feet of assembly area, whichever is greater.

18. Storage warehouses that do not include self storage shall have one space per employee.
i-I,-__`~r~,-T~-~T~--`-~`~--TT_~J-rt=t;LT`~:~_`
f6ri;fa+5Tor§i€+FaTas+uiitig~pTuSLT6ifi~e~sipa`o6--forone space

©5ErmQEnaEa5Zm:ffii5=i+-a-66Tr

E.  Community Facilities.

1. Outdoor places of public assembly: one space per eight fixed seats or one space per 100
square feet of assembly area, whichever is greater.

2. Theaters: one space per three seats.

3.  Indoor places of public assembly,  including churches, auditoriums: one space per four seats or

eight feet of bench or one space per 40 feet of assembly area, whichever is greater.

4. Schools: six spaces per classroom and one space per employee.

5.  Museums and libraries: one space per 250 square feet.

6.  Day care centers: one space per 300 square feet.

7.  Hospitals: three spaces per bed.

8.  Maintenance yard  (municipal or utility): one space per two employees.

F.  Uses Not Specified. Any use not listed above shall meet the requirements of the most similar use as

determined by the director.

G.  Mixed-Use Parking  Requirements.  For developments on  lots or in  buildings with  combined  uses, the

required number of parking spaces shall be the sum of the spaces required for each use and shall not
be reduced by more than  10 percent for each use.  Examples of combined uses are: a furniture store

with a retail display area and an attached storage warehouse, a storage warehouse with attached
office, or a church with a parochial school.  However, if the hours of use do not overlap, the
requirements for the development shall be those of the use or combination of uses which overlap,

tfitt55?JFvi75rmndeepob~[isFi`nT5¥ias+ffi:AVwmTheTe-eFhtiLrriiriii-ci}=e-k-+i-7in-iiie+6-ek-iT72ijTt~mT>.
3/8
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Land  Use Minimum  Requirement Maximum Permitted

Laboratories,  medical &dental 2.5:1000 sf GFA 4:1000 sf GFA

Libraries 2.5:1000 sf GFA 4:1000 sf GFA

Manufacturing & processing 1.5:1000 sf GFA 3.5:1000 sf GFA

Museums & art galleries 2.5:1000 sf GFA 4:1000 sf GFA

Nightclubs & music venues 1 :12  RPC or 7:1000 sf GFA 1 :7  RPC or  14:1000

Offices -general,government,postal 2.5:1000 sf GFA 4:1000 sf GFA

Offices/clinics -medical,dental 2.8:1000 sf GFA 5.3:1000 sf GFA

Offices -telemarketing, callcenter 2.5:1000 sf GFA 6:1000 sf GFA

Open air markets 2.5:1000 sf BSA 4:1000 sf BSA

pain management clinic 1 5.0:1000 sf GFA 10:1000 sf GFA

B#Q`~a±£t-9EtggTEaTcl.Ii_t`ieJs 3 spaces at managrierst offite No maximum.

Recreational vehicle parks t*plusaminimumof3spacesatthemanager'soffice 1 :RV space No maximum.

Retailing -light,  intensive & shopping centers:

<4,000 sf GFA 2.5:1000 sf GFA 5:1000 sf GFA

4,000-400,000 sf GFA 2.5:1000 sf GFA 4:1000 sf GFA

3/5
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USE NUMBER OFSPACES  REQUIRED                             i

Retail  specialty stores selling only 1  per400squarefeetoftotalfloorarea         i

furniture, or large appliances, or carpet, orlumber,ororplants,orotherspecifictypesofhouseholdfurnishings  i

(  ::i,'vued;n:es;:c|:8e areas plus 1  per store       (iI

Shopping center -a commercial

development which includes one or more

[e±ajLtype uses listed  in this table. The

total floor area must equal 20,000 square

feet or more, in one or more buildings, on

one or more lots which are designed and

1  per 200 square feet leasable floor area

for the first 20,000 total square feet.1  per

250 square feet for 20,001  to 140,000 total

leasable square feet.1  per 300 square

feet for total leasable square feet over

140,001.ul

II

I  laid out to function as an interrelateddevelopment,asevidencedbyboth

shared driveways and parking.

i

Miniwarehouse                       n       ..-         ..:     tRE3'....'e          IquinutirDer..6+000squarefeeTrofnet+
facility                                                                          I leasca.a seiuare footage+ otwairehouse+

Dry cleaners, laundry services

Private club, fraternal  lodges, country

clubs

imEmHJI

1  per 300 square feet of customer use

area plus 2 per 3 employees at maximum

employment on a single shift.

1  per 3 persons allowed by Building Code

in the main assembly room or auditorium.

6„
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Chapter 33.266                                                                                                                                     Title 33,  planning and zoning

Parking, Loading, And Transportation And  parking Demand  Management                                                   5/24/18

',`as,

Table 266-2
Parking Spaces by Use [2]

(Refer to Table 266-1 to determine which standard applies.)

Use Categories Specific Uses Standard A Standard a
Commercial Categories
Office General office 1 per 500 sq. ft. of net 1 per 294 sq. ft. of net

building area building area

Medical/Dental  office 1 per 500 sq. ft. of net 1 per 204 sq. ft. of net
building area building area

Quick Vehicle Servicing 1 per 500 sq. ft. of net 1  per 196 sq. ft.  of net
building area building area

Vehicle  Repair 1 per 750 sq. ft. of net 1 per 500 sq. ft. of net
building  area  [1] building area

Commercial  Parking None None

SL~`!fsape_-ng_grT 1 per resident manager's 2 per resident manager`s
facility,  plus 3  per leasing facility,  plus 5  per leasing

office, plus 1 per loo office,  plus 1 per 67
leasable storage spaces in leasable storage spaces in
multi-story  buildings. multi-story buildings.

Commercial OutdoorRecreation 20 per acre of site 30 per acre of site

Maj.or EventEntertainment 1 per 8 seats 1 per 5 seats

Industrial Categories
Manufacturing And 1 per 750 sq. ft. of net 1 per 500 sq. ft. of net
Production building area  [1] building area
Warehouse And  Freight 1 per 750 sq. ft. of net 1 per 500 sq. ft. of net
Movement building area for the first building area for the first

3,000 sq. ft. of net 3,000 sq. ft. of net building
building area and then  1 area and then  1 per 2,500
per 3,500 sq. ft. of net sq. ft. of net building area
building area thereafter[1] thereafter

Wholesale Sales, 1 per 750 sq. ft. of net 1 per 500 sq. ft. of net
Industrial Service,RailroadYards building area  [1] building area

Waste-Related See  note  [2] See note  [2]
Institutional Categories
Basic  Utilities None None
Community Service 1 per 500 sq. ft. of net 1 per 196 sq. ft. of net

building area building area
Parks And  Open Areas Per CU  review for active Per CU  review for active

areas areas
Schools Grade, elementary,middle,juniorhigh 1 per classroom 1.5 per classroom

High  school 7 per classroom 10,S per classroom
Medical Centers 1 per 500 sq. ft. of net 1 per 204 sq. ft. of net

building area building area

266-8
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Google Maps Stop N Stor

Stop N Stor - Google Maps

Imagery ©2020 MaxarTechnologies, U.S. Geological survey, Map data ©2020        50 ft
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Securcare Self Storage

Securcare Self Storage - Google Maps

Imagery ©2020 Maxar Technologies. U.S. Geological survey, USDA Farm service Agency, Map data ©2020        loo ft
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Directions              Save
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phone
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©oogle Maps       Morningstarstorage

Morningstar Storage - Google Maps

Imagery ©2020 Maxar Technologies, U.S. Geological survey, USDA Farm service Agency, Map data ©2020        loo ft

Morningstar Storage
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Self-storage  facility
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Dlrections              Save
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Stop N Stor -Google Maps

Imagery ©2020 MaxarTechnologjes, U.S. Geological survey, USDA Farm service Agency, Map data ©2020        50 ft
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Directlons              Save
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phone
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“B” Exhibits – Agency 
Comments 

None Provided
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“C” Exhibits – Bryan County 
Supplements 
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Exhibit "C-4"
97



“D” Exhibits – Public Comment 

None Received
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Lenox PUD Amendment | P&Z Commission  1 
 

BRYAN COUNTY PLANNING & ZONING COMMISSION  

CASE Z#224-20 

Public Hearing Date: April 7, 2019 

REGARDING THE APPLICATION OF: Bryan Land & 

Timber, LLC, requesting a PUD amendment for two  

parcels, PIN# 061-065-05 and 061-066 in 

unincorporated Bryan County, Georgia. The applicant 

is requesting the BLT PUD, a.k.a., Buckhead East PUD, 

be amended. 

Staff Report  

by Sara Farr-Newman 

Dated: March 31, 2019 

 

I. Application Summary 

Requested Actions: Public hearing and consideration of an amendment to a previously approved Planned 

Unit Development (PUD) for Bryan County.  The application by Bryan Land & Timber, LLC, proposes to 

update requirements for lots located in the Lenox neighborhood, a portion of the BLT PUD, a.k.a. 

Buckhead East PUD, PIN# 061-065-05 and 061-066 located to the east of Highway 144 and south of 

Veterans Memorial Parkway, in unincorporated Bryan County, Georgia.  

Representative:  Bryan Land & Timber, LLC 
   105 Abington Way 
   Macon, GA 31210  
    
Owner:  Bryan Land & Timber, LLC 
   105 Abington Way 
   Macon, GA 31210 
 
Applicable Regulations:  
 

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

 Bryan County Zoning Ordinance, Subpart B Appendix B, Article XII, Planned Unit Developments, 
Sec. 1201 – Standards and Sec. 1212 - Amendments to a PUD Approval – Resubmittal and 
Rehearing  
 

II. General Information  
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1. Application: An application to amend the previously approved BLT PUD was submitted by Bryan Land 

& Timber, LLC, on February 27, 2020. After reviewing the application, the Director certified the application 

as being generally complete on March 5, 2020.  

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

A. Legal notice was published in the Bryan County News on March 19, 2020. 

B. Notice was sent to Surrounding Land Owners on March 20, 2019. 

C. The site was posted for Public Hearing on March 18, 2020. 

 

3. Background:  The 44.8-acre portion of the PUD area that is the subject of this application is located in 

the southwest corner of the PUD development area; east of Hwy 144, south of Veterans Memorial 

Parkway, and north of Carver School Road.  In August of 2018, an application to amend the PUD (“First 

PUD Amendment”) to convert these uses to single-family residential use was filed with the Community 

Development office.  The Board of Commissioners approved the First PUD Amendment on June 11, 2019, 

for commercial and 86 residential lots.  During this process, the text, which identified the development 

standards for the PUD, was not revised, even though the Master Plan had been revised numerous times 

during the review and approval of the First PUD Amendment.  

The applicant submitted the preliminary plat for approval of the Lenox residential lots on December 30, 

2019.  During the initial review, Staff determined that the lots did not conform to the written text included 

with the First PUD Amendment Application packet for minimum frontage and lot size, though they did 

match the layout of the final Master Plan exhibits submitted for approval of the First PUD Amendment.   

Though staff concurred with the developer that the development standards identified in the preliminary 

plat were consistent with the Master Plan, staff has no authority to approve development standards that 

are not consistent with the written development standards included with the First PUD Amendment.  The 

only resolution to the matter is to request a Second PUD Amendment in order to clarify the development 

standards for the Lenox neighborhood. 

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

received at the Bryan County Community Development office on February 27, 2020 unless otherwise 

noted.  

“A” Exhibits- Application: 

A-1  Amendment Document 

 

“B” Exhibits- Agency Comments:  

100



Lenox PUD Amendment | P&Z Commission  3 
 

None provided 

“C” Exhibits- Bryan County Supplements  

C-1 June 11, 2019 approved Master Plan Amendment 

 

“D” Exhibits- Public Comment:  

III. Analysis Under Article XII. – Planned Unit Development: PUD, Section 1201. – 

Standards: 

The IDO added a specific provision addressing amendments to an approved PUD (Section 1212), but the 
IDO did not identify criteria for approving a requested amendment.  Staff, therefore, evaluated the 
requested amendment based on the Standards for approving a PUD application identified in Section 1201 
of the Zoning Code.    

(i)  Whether the proposed change in land use is in conformance with the general intent of the 

comprehensive plan and the general zoning ordinance of the County;  

►Staff comment: No land use change is proposed. 

(ii)  Whether there is a need for the amendment/development.  

►Staff comment: The proposed changes for lot frontage, lot size, and the addition of a coverage 

maximum are required.  The lot layout is the same as the one conceptually approved with the PUD 

Amendment for Lenox on June 11, 2019, but the PUD requirements were not updated to reflect the lot 

characteristics of Lenox.  This amendment is necessary to create consistent regulations for Lenox and 

move forward with the preliminary plat.  

(iii) Whether or not an exception from the zoning ordinance requirements and limitations is warranted 

by virtue of the design and amenities incorporated in the development; 

►Staff comment:  The applicant is not currently requesting any exceptions from the zoning ordinance.   

(iv)  Compatibility with the surrounding area and harmony with the character of the neighborhood;  

►Staff comment:  The amendment would remain compatible with the character and land use patterns 

within one mile of the property, which are largely single family residential.  The following major changes 

are being proposed: 

 Lot width reduced from 60 feet to 54 feet 
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 Reduction in minimum lot size from 7,600 square feet to 7,200 square feet

 Lot coverage was formerly unspecified and is now identified at 60%

These changes are compatible with the surrounding area, specifically other areas within the Buckhead 

East neighborhood.  They are also consistent with the final version of the Master Plan approved by the 

Board of Commissioners for the First PUD Amendment.  Lots within Buckhead East range in size.  The 

single-family home lots are a minimum of 7,200 square feet, which is consistent with the original PUD 

approvals in Buckhead in 2012.  For example, Buckhead East Phase 4 includes lots approximately this size.  

The larger lot coverage is also compatible due to the commercial proposed for later development as part 

of the PUD, as it will create a transition zone from single family and townhome development into 

commercial development. 

(v) The existing and proposed streets are suitable and adequate to carry anticipated traffic within the PUD

and vicinity of the PUD, the existing utility services, including stormwater management, are adequate for 

the proposed amendment;  

►Staff comment: No changes are proposed that would impact these services.

(vi) The effect of the proposed amendment on the immediate area and future development of the area;

►Staff comment: The requested PUD amendment will remain consistent with the previously approved

amendment, but clarifies lot size, lot coverage, and lot frontage. 

(vii) The PUD makes it possible for the creation of a creative, innovative and efficient use of the property.

►Staff comment: The use of the property will remain the same as the previously approved June 11, 2019

amendment. 

(vii) The PUD amendment creates a desirable and stable environment.

►Staff comment: The proposed amendment permits the Lenox development to move forward, allowing

the residential development previously approved to be developed. 

IV. Staff Recommendation

Staff recommends approval of the PUD amendment.

VI. Planning and Zoning Commission Recommendation
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Recommendation: The Commission may recommend that the amendment be granted as requested, or it 

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

the amendment be denied. 

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

input or for deliberation. 

►Motion Regarding Recommendation for Approving the Amendment to the PUD: 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 amendment. 
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Bryan Land & Timber 
PUD Amendment  
Bryan Land & Timber, LLC  Bryan County, Georgia 
Analysis of Impact of Proposed Zoning February 21, 2020 

Page 1 of 7 

The Bryan Land & Timber PUD Amendment is specific to the 47.2-acres of the Buckhead East 
neighborhood adjacent to Hwy 144 and Veterans Memorial Parkway as depicted on the May 22, 
2019 Lenox Planned Unit Development Master Plan Approved by Bryan County Commission on 
June 11, 2019.  Item 1 of the Commission Approval stated, “Prior to submitting for a preliminary 
plat approval or land disturbance permit, the applicant/developer shall submit a final conceptual 
master plan, including text and site plan, in conformance with the approved PUD amendment and 
conditions”.  Therefore, the text of the “PUD Amendment” has been updated and is included herein 
to reflect changes which are in accordance with the approved PUD amendment and conditions.   

The Bryan Land & Timber PUD currently includes 474 lots located on approximately 231 acres. 
All 474 lots have been sold.   The Bryan Land & Timber PUD is approved for 500 units, leaving 
26 units available for the development of single-family homes.  To create additional single-family 
density, this amendment includes 60 additional single-family dwelling units above the currently 
approved 500 dwelling units within the Bryan Land & Timber PUD.  Thus, this PUD amendment 
will increase the total single-family residential units within the PUD to 560 and modify the 
commercial acreage as shown on the approved Master Plan.  Minimum lot area for the PUD 
Amendment remains 7,200 square feet as in the original approved PUD.  Figure 1 below shows 
the project area highlighted in red on the Vicinity Map.   

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

Exhibit "A-1"
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Bryan Land & Timber 
PUD Amendment  
Bryan Land & Timber, LLC  Bryan County, Georgia 
Analysis of Impact of Proposed Zoning February 21, 2020 

Page 2 of 7 

The 47.2-acre project contains approximately 7.1 acres of wetlands.  The topography ranges from 
elevation 11 to 23 (NAVD 88).  The bulk of the property was reclassified to FEMA Flood Zone A 
in August 2018.  Recently, the owner submitted a FEMA Letter of Map Revision package to 
FEMA to establish base flood elevations.   FEMA has issued a LOMR for the PUD Amendment 
Area which is dated June 19, 2020.  The site boundary, wetland delineation and topography are 
shown on the Approved Master Plan.  Please note the June 11, 2019 Approved PUD Master Plan 
is preliminary and is subject to change reflecting market conditions and site restrictions.  

The proposed PUD Amendment consists of single-family detached homes, commercial and a 
recreational area.  The amended PUD will allow development of the property in character with the 
existing portions of Buckhead East and aid in response to market demand for additional single-
family homes within the PUD area.  By carefully preserving wetlands, attention to natural drainage 
characteristics and creative placement of open space; a more natural use of a limited land resource 
can be achieved.  This, along with 5 feet wide sidewalks instead of the required 4 feet sidewalks 
will provide a walkable community.  The 47.2 Acre PUD Amendment Area is proposed to include 
86 homes.   

A Development of Regional Impact was performed for the PUD Amendment, since the 47.2 acres 
was part of the original Bryan Land & Timber project.  The DRI states the application was 
approved and stated, “The applicant’s DRI submittal for this project is in line with the Character 
Area and the Future Land Use Map as defined in the Comprehensive Plan”. 

Conceptual Master Plan 

The provisions of the PUD Amendment apply to the development of the 47-acre PUD Amendment 
Area.  The Approved Master Plan Layout is conceptual and subject to change based upon site 
characteristics and market demand but must be developed as stipulated within the PUD 
documentation.  The hierarchy of Zoning documents is PUD Amendment, followed by the Bryan 
County Zoning ordinance.  Listed below are additional general requirements of the PUD: 

1. The standards of development for the PUD Amendment 47.2-acre area will follow the
Design Standards of the Bryan County Subdivision Regulations.

2. The detention ponds and storm drainage system located outside the road right-of-way is to
be owned, operated and maintained by the Homeowners’ Association.  All storm drainage
systems within the Bryan County Road right-of-way shall be owned, operated and
maintained by Bryan County.
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Bryan Land & Timber 
PUD Amendment  
Bryan Land & Timber, LLC  Bryan County, Georgia 
Analysis of Impact of Proposed Zoning February 21, 2020 

Page 3 of 7 

3. The development shall comply with applicable state and local stormwater management
requirements for water quality and water quantity in existence at the time construction
drawings are submitted for construction plan approval.

4. The development shall comply with applicable state and local public water and sewer
requirements in existence at the time construction drawings are submitted for construction
plan approval.

5. Prior to submitting for a preliminary plat approval or land disturbance permit, the
applicant/developer shall submit a final conceptual master plan, including text and site
plan, in conformance with the approved PUD amendment and conditions.

6. The Homeowners Association shall maintain trees and sidewalks within the Bryan County
Road right-of-way.  This responsibility shall also include pruning trees as necessary to
allow emergency vehicle access without scraping of branches against the vehicle.

7. The PUD Amendment area will contain 2.5 acres of land for recreation.  The size exceeds
the county required 1.0 acre minimum for recreation.  Active components of the PUD
recreation may consist of playground equipment, slide, swings or free-play lawn as selected
by the Owner.  The passive components for PUD recreation may consist of a pavilion,
seating under pavilion, charcoal grill and fire pit.  Please note, actual recreational
components are subject to change based upon the final site plan.

8. Site Development shall comply with FEMA and Bryan County Flood Zone requirements.

9. The PUD Amendment document shall be transferred and binding on all future ownerships.

10. A ten (10) foot utility easement shall be placed on the outside of the Bryan County Road
rights-of-way.

11. The Homeowner’s Association/property owner shall dedicate a ten-foot wide easement for
a bike path within the 50-foot undisturbed PUD buffer adjacent to the right-of-way for
State Highway 144 to the County.  The applicant/owner shall prepare the dedication
documents, which will be recorded with the final plat.  The 8’ wide asphalt path shall be
constructed prior to the recording of the final plat or if a phased development, constructed
as identified in the approved phasing and development plan.  Installation schedule shall be
predicated based on Wetland Permitting timeframe. If wetland approval is not received,
developer shall install 8’ wide asphalt trail within the upland area of the 10’ wide easement.
The Director of Engineering shall approve the design and construction of the path.  The
leisure path shall be dedicated to Bryan County.
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Bryan Land & Timber 
PUD Amendment  
Bryan Land & Timber, LLC  Bryan County, Georgia 
Analysis of Impact of Proposed Zoning February 21, 2020 

Page 4 of 7 

12. The Developer shall be required to obtain a Land Disturbance Permit from Bryan County
and shall comply with all federal, state, and local rules addressing soil and erosion control.

13. Acceptable Building Material for exterior siding for residential structures include the
following:

a. Painted or stained wood and fiber-cement in clapboard, lap, butt jointed, board and
batten, shingle and flat panel applications.

b. Brick
c. Painted Brick
d. Tabby
e. Stucco
f. Metal used as an accent or secondary material
g. Vinyl may be used for soffits and fascia.
h. Other materials of equal or greater stability and durability as reasonably approved

by the Administrator Officer.

14. The perimeter buffer is to be undisturbed and is intended to screen Hwy 144 and the view
to the neighboring storage building.  A landscape perimeter buffer plan shall be required if
the buffer is inadvertently impacted or altered; the plan shall be submitted to and approved
by the Community Development Director prior to Final Plat.

15. The recommended improvements for Veterans Memorial Parkway, as identified in the
submitted Traffic Impact Analysis, shall be completed prior to the Phase 1 final plat
approval.  The Traffic Study recommended improvements at the Veteran’s Memorial
Parkway, consisting of a right turn lane from Veteran’s Parkway into the New road and a
dedicated right turn lane from the new road to Veteran’s Parkway.  These improvements
shall be installed prior to final plat approval and shall be dedicated to Bryan County.

16. A 5’ wide sidewalk shall be installed within Veteran’s Parkway right-of-way from the end
of the existing sidewalk at Stop n Store to Branden Way as shown on the Master Plan.  The
installation shall be performed prior to Phase 1 Final Plat and shall be dedicated to Bryan
County.

17. A 30’ Emergency Access easement location shall extend from the church road to Amended
PUD Area Road.  The emergency access shall be installed connecting the Spirit of Peace
Lutheran Church entrance drive to Buckhead East.  The access easement is to be cleared
and a “logging road” style of gate is to be installed during the site development of the
subdivision.  The access easement is to be grassed and no gravel installed during site
development construction. The route shall be within the existing 100’ Bryan County Right-
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of-Way which is being abandoned.  The installation/easement shall be dedicated to Bryan 
County.    

18. Site Development permitting may be performed in parallel with the FEMA review process.

Guidelines for the PUD are listed in the below table: 

• Total Site Acreage 47.2 Acres 
• Density 1.82 Dwelling Units per gross acreage (86 Lots Total) 
• Open Space Required 20% of gross project acreage (9.4 acres) minimum

Amount Provided 11.9 acres (25% of gross project acreage) 
• Recreational Area Greater of 1 acre or 5% of required Open Space (0.47 ac) 

Amount Provided 2.5 acres 
• Minimum Lot Width  54 feet, measured at the front building setback line 
• Minimum Lot Size 7,200 square feet 
• Front Building Setback 25 feet 
• Side Building Setback 10 feet 
• Rear Building Setback 15 feet 
• Project Perimeter Buffer 50 feet Undisturbed along Hwy 144, 30 feet undisturbed 

along Carver School Rd and Veterans Memorial Pkwy 
• Accessary Building Side Setback 10 feet 
• Accessory Building Rear Setback  10 feet 
• Accessory Building Exterior Finishes Match Exterior Finish of House 
• Maximum Lot Impervious Coverage 60%

 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 Buckhead East master planned drainage 
ditches and lagoons, 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 Buckhead East 
master planned drainage system.  The roadway 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. 
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Water and Sewer Service 

Bryan County is the water and sewer provider.  The water supply for the PUD Amendment Area 
is anticipated to extend from the existing 12-Inch water line on Veterans Memorial Parkway and 
the 8-Inch water line at the end of Lake Lily Drive.  Sewer generated by the PUD is anticipated 
to be collected and conveyed by gravity sewer.  The water and sewer design shall be in 
accordance with County and EPD requirements.   

Existing Soil Characteristics 

According to the Bryan and Chatham Counties Soil Survey, the soils consist of Albany fine sand, 
Ellabelle loamy sand, Ocilla complex and Olustee fine sand.  Albany Fine Sand typically has good 
structural characteristics.  Ellabelle loamy sand and Ocilla complex are silty sands with varying 
percentages of clays.  Olustee fine sand contains a small percentage of clay and silt.  The soils are 
similar to the existing Buckhead East PUD development.  During the design phase, Owner will 
hire a geotechnical engineer to determine the ground water table depth and provide general 
geotechnical services. 

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 PUD per Bryan County’s request.  Based 
on the ITE Trip Generation manual, 10th edition, the PUD is anticipated to generate 73 AM Peak-
Hour trips and 98 PM Peak-Hour trips.  The study recommended constructing the Veterans 
Memorial Parkway intersection as a three-lane intersection, with one lane entering and two lanes 
exiting as separate left and right-turn lanes.  The study also recommended considering the addition 
of a right-turn deceleration lane for traffic entering the PUD from Veterans Memorial Parkway.  
Please see the Traffic Impact and Access Study for additional information. 

Restrictive Covenants 

Restrictive Covenants will be applied to the PUD.  The Developer will create and record the 
Restrictive Covenants prior to the sale of any lots. 
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Recreation Area 

The PUD contains 2.5 acres of land for recreation.  Please note this amount exceeds the county 
required 1.0 acre minimum for recreation.  Active components of the PUD recreation may consist 
of a playground equipment, slide, swings or free-play lawn as selected by the Owner.  The passive 
components for PUD recreation may consist of a pavilion, seating under pavilion, charcoal grill 
and fire pit.  Please note, actual recreational components are subject to change based upon the final 
site plan. 

Infrastructure Dedications to Bryan County 

Dedication of Roads 

The Owner will construct all roads in accordance with Bryan County and all other 
applicable standards.  All roads that are accessible by the public will be dedicated to Bryan 
County.  Should any of the residential communities be planed as gated, the Developer will 
establish a Homeowners Association (HOA) to own and maintain the roads and drainage 
system within the gated community. 

Water, Sewer and Storm Drainage Systems 

The proposed water, sewer and storm drainage systems will be designed and constructed 
to meet or exceed Bryan County Specifications.  The systems are to be dedicated to Bryan 
County for Ownership. 
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None Provided
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“D” Exhibits – Public Comment 

None Received
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BRYAN COUNTY PLANNING & ZONING COMMISSION 

CASE SD#3140-19 

Public Hearing Date: April 7, 2020 

REGARDING THE APPLICATION OF: Bryan Land and 

Timber, LLC requesting preliminary plat approval for 

Lenox Subdivision Phases 1 and 2, PIN# 061 065 05 and 

061 066, in unincorporated Bryan County, Georgia.  

Staff Report  

By: Sara Farr-Newman 

Dated: March 31, 2020 

I. Application Summary

Requested Action: Public hearing and consideration for preliminary plat approval.  The application by 

Bryan Land and Timber, LLC, proposes 86 single-family lots for Lenox Subdivision, PIN# 061 065 05 and 

061 066, in unincorporated Bryan County, Georgia. 

Representative: Bryan Land & Timber, LLC 
105 Abington Way 
Macon, GA 31210 

Owner: Bryan Land & Timber, LLC 
105 Abington Way 
Macon, GA 31210 

Applicable Regulations: 

 Bryan County Subdivision Ordinance, Article XI. – Preliminary Plats and Constructions Plans,
Section 1103. Review Criteria (Ord No. 2018-4, 10-9-18)

 Bryan County Subdivision Ordinance, Article XXV – Appendix (a), Required Items and
Certifications

II. General Information

1. Application: A preliminary plat application was submitted by Bryan Land and Timber, LLC, on December

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

complete on December 31, 2019.  
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2. Notice: Public notice for this application was as follows: 

A. Legal notice was published in the Bryan County News on March 19, 2020. 

B. Notice was sent to Surrounding Land Owners on March 20, 2020. 

C. The site was posted for Public Hearing on March 18, 2020. 

 

3. Background: The area that is the subject of the preliminary plat approval is for a 44.8-acre portion of 

the Bryan Land and Timber PUD also known as Buckhead East (PIN# 061 065 05 and 061 066).  This PUD 

was amended June 11, 2019, (Case Z#203-19) to permit the use of this area to be residential and 

commercial.  This preliminary plat is for the residential portion only.  The applicant submitted one 

preliminary plat, but development will be in two phases.  Phase 1 consists of 44 lots and Phase 2 consists 

of 42 lots for a total of 86 residential lots.  While the subject property is part of the original Buckhead PUD, 

the proposed residential subdivision, “Lenox” is a separate and distinct residential subdivision with its 

own separate development and design standards. 

With the PUD Amendment, the applicant submitted an “Analysis of Impact of Proposed Zoning,” 

(“Analysis”) which included the design guidelines and development standards for the Lenox subdivision.  

The subject preliminary plat, therefore, is being reviewed for compliance with not only the County 

ordinance requirements, but also the approved standards contained within the Analysis and conditions of 

the PUD Amendment.  If the Analysis is silent on a development requirement, the County ordinances 

govern. 

The applicant also submitted a Traffic Impact Analysis with the PUD.  Per the conditions of the PUD 

Amendment, the applicant has to install the required transportation improvements before a final plat is 

approved and provide a 60-foot wide right-of-way from the cul-de-sac to Carver School Road.  In addition, 

the applicant is required to install a five-foot wide sidewalk within the Veterans Memorial Parkway right-

of-way.  The sidewalk is to tie into the existing sidewalk at Stop n Store and extend to Branden Way.     

The resolution to abandon the previously approved right of way connecting Highway 144 and Veterans 

Memorial Pkwy was approved by the Board of Commissioners on March 10, 2020, with easements for 

emergency access and sewer.  The abandonment documents have not been finalized or recorded.  These 

documents will need to be recorded prior to the final plat being approved, as they will address the terms 

and conditions of abandoning the active sewer line and gating and installing improvements to the 

emergency access easement.   

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

received at the Bryan County Community Development office on December 31, 2019, unless otherwise 

noted.  
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“A” Exhibits- Application: 

A-1 Preliminary Plat Application  

A-2 Preliminary Plat 

 

“B” Exhibits- Agency Comments:  

B-1 County Health Director (2/6/20) 

B-2 Fire Chief (2/6/20) 

B-3 Engineering (3/18/20) 

 

“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:  

No Public Comments Received 

III. Article XI. – Preliminary Plats and Constructions Plans, Section 1103. Review 

Criteria:  

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

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

►Staff comment: A sketch plat was not submitted for review; however, the preliminary plat is consistent 

with the conceptual master plan submitted as part of the approved PUD amendment. 

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

alleys, trails, parks, playgrounds, and public utility facilities.  

►Staff comment:  The County’s Comprehensive Plan identifies this area of the County as Low Density 

Suburban Characteristics and supports the existing PUD zoning. 

c. The proposed subdivision complies with applicable County, state and federal regulations.  
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►Staff comment:  Based on the preliminary review, the proposed subdivision complies with applicable 

County requirements and Analysis standards.  The site is partially located within a Special Flood Hazard 

Area, unnumbered A zone, and is therefore subject to the County’s Flood Damage Prevention ordinance 

which requires a flood study and base flood elevation data be approved by FEMA.  The applicant has 

provided the required flood study and FEMA’s review has been completed (LOMR 19-04-3361P) with 

approved changes becoming effective June 19, 2020.  Further subdivision and construction for this 

development will have to comply with these effective changes.  In addition to this, the subdivision area 

contains jurisdictional wetlands, and shows five areas to be impacted by road and infrastructure 

improvements.  These impacts will have to be permitted through the U.S. Army Corps of Engineers.  

Continued compliance with County, state and federal regulations will be monitored during the 

development process. 

d. The proposed subdivision, including its lot sizes, density, access, and circulation, is compatible with the 

existing and/or permissible zoning and future land use of adjacent property.  

►Staff comment:  The density and lot layout will remain consistent with the conceptual plan approved 

for the Lenox PUD with lots ranging in size from 7,200 square feet to over 25,000 square feet and frontages 

that meet or exceed 54 feet at the front building setback line.  There are also two new two-lane roads 

with 60-foot rights-of-way proposed, as well as lots located on Lake Lilly Drive, which is existing.  Each lot 

will also have sidewalks constructed, creating an easily walkable neighborhood. 

e. The proposed subdivision will not have detrimental impacts on the safety or viability of permitted uses 

on adjacent properties.  

►Staff comment:  The Lenox subdivision will not have a detrimental impact on adjacent properties as it 

will conform with the existing PUD zoning. 

f. The proposed public facilities are adequate to serve the normal and emergency demands of the 

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

development.  

►Staff comment: This community has been master planned, and the proposed preliminary plat only 

represents one phase of the entire Buckhead development.  This neighborhood adheres to the overall 

plan for the neighborhood and will be serviced by County sewer and water.  A recreation tract and 

common areas will be provided in the new neighborhood to serve the homes.  The neighborhood will 

have an external ingress/egress onto Veterans Memorial Parkway as well as ingress/egress onto Lake Lilly 

Drive that will provide internal circulation.  Additionally, there will be a 30-foot-wide emergency access 
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easement provided in the now abandoned right of way for emergency and fire access.  This easement was 

reviewed and approved by the Fire Chief during the abandonment process. 

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

►Staff comment:   During the public hearing process for the PUD Amendment, the residents of Buckhead 

East expressed concern that the residents of Lenox would have access to the existing amenities areas, 

including the pool.  The applicant represented Lenox would have its own amenities area and the Buckhead 

East facilities would not be accessible to Lenox residents.  In the Analysis, the applicant stated the 

recreation area would be approximately 1.44 acres and active recreational components may consist of 

playground equipment (slide, swings, or free-play lawn area), and the passive recreational areas may 

consist of a pavilion, seating, grill and fire pit.  The preliminary plat does not show the exact recreational 

components, but staff will review the components with the construction drawings and ensure compliance 

with the Analysis standards and County ordinances. 

Additionally, the approved Conceptual Master Plan showed a walking trail in the common area on the 

north side of Lenox connecting to a proposed sidewalk on Veterans Memorial Parkway.  A fishing dock 

was identified adjacent to the existing pond within the Buckhead East subdivision.  Since these 

improvements were included on the Conceptual Master Plan, the applicant will be required to install 

them. 

Connectivity to County roads is provided via a new road connecting to Veteran’s Memorial Parkway and 

a connection to Lake Lily Drive.  Per County road improvement requirements, sidewalks will be provided 

along the new roads. 

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

►Staff comment:  The placement of utilities will be reviewed during the engineering construction plan 

review, and undergrounding of utilities will be enforced. 

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

are satisfied. 

►Staff comment: The tree protection requirements of Article 18 of the Bryan County Engineering Design 

Standards will be reviewed with the engineering construction plans.  

IV. Staff Recommendation 
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Subject to the approval of the associated PUD amendment, Staff recommends approval of the preliminary 

plat for the Lenox PUD with the following condition:  

1. Conservation easements shall be provided for all open space and environmentally sensitive areas, 

located outside of right-of-way areas.  

2. The required sidewalk along Veterans Memorial Parkway shall be installed with the first phase of 

the subdivision. 

3. The timing and phasing of required transportation improvements shall be submitted with the 

construction drawings and be approved by the Director of Engineering. 

4. The abandonment documents must be approved and recorded prior to a final plat being 

approved.  Construction drawings shall demonstrate compliance with conditions of the 

abandonment 

V. Planning & Zoning Recommendation 

Recommendation: The Commission may recommend that the preliminary plat be approved, conditionally 

approved, or 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 

preliminary plat. 
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BRYAN COUNTY 
ENGINEERING 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 912-756-7962
(Fax)653-3864 (Fax)756-7951

January 28, 2020     

Re:  Lenox PUD 
       Preliminary Plat Review 

Based on our review of the Lenox Major Subdivision Phase 1 Preliminary Plat prepared by 
Gammon Surveying & Associates dated December 13, 2019 we have the following comments: 

1. All water and sewer alignments shall be finalized within the County ROW and proposed
easements removed as necessary.  Final utility design shall be provided at Construction
Plan review.

2. The previously approved plat from the adjacent Lake Lilly Subdivision shall be utilized
and overlaid on the proposed plat in order to verify exact match-ins along the proposed
tract boundary.  The proposed roadway centerline design and ROW shall coincide with
the existing alignment on Lake Lilly Drive.  The plat shall be identified by deed reference
and approval date.

3. Line description labeling should not be duplicated and shall be consistent throughout.
4. Revise sheet number labeling.
5. Add labeling for Lots 45, 46 & 86 on sheet 1.
6. Numerically label all common areas and provide corresponding acreages.
7. Identify and provide acreages of all recreational facilities and storm water management

facilities on the plat.  Facilities shall be located on the parent tract or approval/easements
from adjacent tract owner(s) shall be submitted.

8. Revise the Acreage Schedule on each sheet to include Total Tract Area, Wetland Area,
and Recreational Area.

9. Note #5 shall be revised to include the total area of the parent tract.
10. Revise Note #8 to be in conformance with the Bryan County Ordinance Section 2500 (f)

for monuments.
11. Revise Note #11 by removing the last portion of the sentence beginning with “...with the

exception of...”
12. Note #13 shall be confirmed and revised, if necessary, at the time of Construction Plan

review in conjunction with the Bryan County Tree Protection Ordinance.
13. Add the following note, “All utilities shall be installed underground”.
14. Conservation easements shall be provided for all open space and environmentally

sensitive areas.
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15. The plat shall be revised to show all areas in the proposed ROW and elsewhere that
require an ACOE permit for remediation.  A JD and Nationwide Permit(s) shall be
submitted prior to the start of construction.

16. A Flood Study approved by FEMA shall be submitted prior to execution of Final Plat.
17. Provide separate design plan for the roadway horizontal alignment signed and sealed by

PE.  The drawing shall show all pertinent horizontal alignment data in accordance with
GDOT and AASHTO design guidelines.

18. Realign and extend the roadway centerline and 60' ROW through the cul-de-sac to be
perpendicular to the Carver School Road ROW.

19. Realign and show all intersecting roadway centerlines to be perpendicular.
20. Eliminate all compound, broken back, and reverse broken back curves and provide

smooth horizontal alignment utilizing a minimum amount of curves and maximizing
tangent lengths.

21. Eliminate all deflection angles and provide adequate horizontal curve at L1.
22. The minimum radius for any horizontal curve is 100'.
23. Label ROW radius for the cul-de-sac.
24. Provide N/E coordinates at 2 corner locations of the tract boundary.
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BRYAN COUNTY 
ENGINEERING 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 912-756-7962
(Fax)653-3864 (Fax)756-7951

March 18, 2020     

Re:  Lenox PUD 
       Preliminary Plat Review 2 

Based on our review of the Lenox Major Subdivision Phase 1 and 2 Preliminary Plat prepared by 
Gammon Surveying & Associates dated December 13, 2019, revised on February 28, 2020 we 
have the following comments: 

1. The previously approved plat from the adjacent Lake Lilly Subdivision shall be utilized
and overlaid on the proposed plat in order to verify exact match-ins along the proposed
tract boundary.  Provide plat information and centerline design data on Lake Lily Drive a
minimum of 50 feet from the plat match line on the Layout Plan.  The adjacent plat shall
be identified by plat name and approval date on the Layout Plan.

2. Provide all centerline data from the plat on the Layout Plan.
3. Conservation easements shall be provided for all open space and environmentally

sensitive areas.
4. Remove the 30' sewer easement from Parcel K2.
5. Label ROW radius for the cul-de-sac on the plat and Layout Plan.

Exhibit "B-3"
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“C” Exhibits – Bryan County 
Supplements 
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061 66 007 046

061 66 007 045

061 66 007 044

061 66 007 043

061 66 007 042

061 66 007 041

061 66 007 040

061 66 007 039
061 66 007 038
061 66 007 037

061 66 007 036
061 66 007 035

061 66 007 034
061 66 007 033

061 66 007 C03

061 66 007 C04

061 66 007 C01

PARCEL # OWNER
061    028 BRYAN-NECK PRESBYTERIAN C (BURNT CEMETERY)

061    056 001 BRYAN COUNTY
061    062 BRYAN COUNTY BOARD OF COMMISSIONERS
061    065 STOP N STOR #10 LLC

061    065 01 SPIRIT OF PEACE LUTHERAN CHURCH INC
061    065 05 BRYAN LAND & TIMBER LLC

061    066 BRYAN LAND & TIMBER LLC
061    066 01 BUCKHEAD EAST PROPERTY OWNERS ASSOC

061 66 007 033 MOGENSEN NICHOLAS M & MOGENSEN MURPHY K 
061 66 007 034 VAUGHAN DAVID A & VAUGHAN ROSEANN
061 66 007 035 CRANEK LISA MARIE 
061 66 007 036 PETERS DEBORAH 
061 66 007 037 BENOIT DEBRY AND BETH DEBRY TRUSTEES OF THE DEBRY FAMILY LIVING TRUST DATED DEC 11 2007
061 66 007 038 BOONE SADIE DIANA 
061 66 007 039 WADAS JOSEPH S & WADAS MICHELLE ANN 
061 66 007 040 ZHANG HENRY S & ZHANG WINNI 
061 66 007 041 HERRERO RICARDO A 
061 66 007 042 HOLMAN FREDERICK G & HOLMAN MARGARET
061 66 007 043 PARHAM RHONDA 
061 66 007 044 UWAIBI AMANDA
061 66 007 045 SKUSE BRAD R & BELL DANIELLE 
061 66 007 046 HOPE GLORIA & HOPE ALTON 
061 66 007 C01 SHOW TIME INVESTMENTS LLC 
061 66 007 C03 RICHMOND HILL DEVELOPMENT INC 
061 66 007 C04 RICHMOND HILL DEVELOPMENT INC 

061A   007 ROUSE ROBERT
061A   008 REYES KURT J & SANDRA G REYES
061A   009 CHANG VAZQUEZ VAIJUN & CRYSTAL M
061A   010 HOFELING GARY EDWARD & GAYLE ANDREA
061A   011 HOEFLER ANTHONY THOMAS & HOEFLER GILLIAN M M
061A   012 SANDERSON JOSEPH L & SANDERSON CHRISTINE MARIE
061A   022 HUTAIN JOHN C & ANNE E
061A   023 MCCARTHY DIANE C & SANDY M HART
061A   024 TANKERSLEY TARA
061A   025 STEINBACH RICHARD K & MARY FRANCES E
061A   026 KIANI SAMAN
061A   027 BALUH JOSHUA D & BALUH BRENNA R
061A   028 SHOUSE ROBERT LEE & SHOUSE VERONICA V
061A   029 ROHLIK JOSHUA J & ROHLIK AMY
061A   043 ROMANADORNO ISMAEL & ELIZABETH
061A   044 WALKER WADE B
061A   045 LUSK DONALD R & KEHLY L LUSK
061A   046 COTHRUM MICHAEL&  BRANDY
061A   047 MALDONADO GABRIEL A & WEINSTEIN JENNA N
061A   048 FLOWERS JOSHUA L & MELANIE L
061A   049 GREATHOUSE THOMAS E & DAWN M
061A   050 NOWELL NOAH JACOB & BEVILACQUA KRISTEN A
061A   051 KITCHENS JONATHAN E
061A   052 HOOPER DAVID & DEIDRE S HOOPER
061A   053 BYRNE KATHLEEN V & BYRNE KEVIN M
061A   070 BAKER KENNETH J II & NIDSA D BAKER
061A   071 PENCEAL GEORGIA A ROBINSON CARLOS M
061A   072 TAITT-PHILLIP CRYSTAL S & JELANO PHILLIP
061A   073 MARTINEZ OSWALDO
061A   074 SICILIANI ANTHONY O & SICILIANI CHARMAINE T
061A   075 PREVOT PATRICK A & PREVOT MICHELLE LEE
061A   076 RAMOS JR NICANOR A
061A   077 KOHAGEN DANIEL B & KOHAGEN KENDYL P
061A   098 OFOSU REXFORD & ANITA KONADU ADOMAKO-OFOSU
061A   099 REID JAMES C JR & REID KATHERINE N
061A   100 CHU DAVID & VUE LINXIA
061A   101 MYERS GLADYS M & MYERS JERRY LEE
061A   102 COSTALES CESAR A & COSTALES JENNIFER

Exhibit "C-3"
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“D” Exhibits – Public Comment 

None Received
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Preliminary Plat for Parcel 12 at Waterways | P&Z Commission 1 

BRYAN COUNTY PLANNING & ZONING COMMISSION 

CASE SD#3144-20 

Public Hearing Date: April 7, 2020 

REGARDING THE APPLICATION OF: Waterways 

Owners’ Association requesting preliminary plat 

approval for Parcel 12 Subdivision at Waterways, PIN# 

075 001, in unincorporated Bryan County, Georgia.  

Staff Report  

By: Sara Farr-Newman 

Dated: March 31, 2020 

I. Application Summary

Requested Action: Public hearing and consideration for preliminary plat approval.  The application by 

Waterways Owners’ Association, proposes 151 single-family lots in two phases for The Parcel 12 

Subdivision at Waterways, PIN# 075 001, in unincorporated Bryan County, Georgia. 

Representative: Waterways Owners’ Association 
51 Waterways Parkway 
Richmond Hill, GA 31324 

Owner: Savannah Land Holdings, LLC 
101 E Town Place, Suite 150 
St. Augustine, FL 32092 

Applicable Regulations: 

 Bryan County Subdivision Ordinance, Article XI. – Preliminary Plats and Constructions Plans,
Section 1103. Review Criteria (Ord No. 2018-4, 10-9-18)

 Bryan County Subdivision Ordinance, Article XXV – Appendix (a), Required Items and Certifications

II. General Information

1. Application: A preliminary plat application was submitted by Waterways Owners’ Association, on

January 23, 2020. After reviewing the application, the Director certified the application as being generally 

complete on February 11, 2020.  
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2. Notice: Public notice for this application was as follows:

A. Legal notice was published in the Bryan County News on March 19, 2020.

B. Notice was sent to Surrounding Land Owners on March 20, 2020.

C. The site was posted for Public Hearing on March 18, 2020.

3. Background: The area that is the subject of the preliminary plat approval is for a 67.10-acre portion of

PIN# 075-001, which is the parent parcel for the larger Waterways Community (formerly referred to as 

Genesis Point).  Waterways is a master planned community which originally received approval under the 

Planned Unit Development (PUD) zoning district in 2003; and had a subsequent PUD amendment 

approved on August 7, 2007.  The PUD Master Plan documents for this project consist of written 

description/development guidelines that are dated May 7, 2007, and a conceptual master plan dated April 

17, 2007 and updated March 10, 2020.  The PUD encompasses a total of 2,231 acres, with a maximum of 

2,946 residential units being permitted.  The concept for the Waterways Community is to provide for 

multiple residential neighborhoods or Villages, which surround a Village Center, and provide for a mix of 

land uses and housing types to include single-family homes, townhouses, and multi-family units.  This a 

multi-phase development and other villages which have already been platted for single-family lots include 

Ridgewood Park, Long Creek, The Enclave, Parkway South, and Lakewood.  Parcel 12 is surrounded to the 

North, South, and West by platted neighborhoods with another neighborhood planned to the east.  The 

plat proposes 151 single family lots with 9.47 acres of common area, including 6.42 acres of wetlands. 

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

received at the Bryan County Community Development office on February 11, 2020, unless otherwise 

noted.  

“A” Exhibits- Application: 

A-1 Preliminary Plat Application

A-2 Preliminary Plat

A-3 Updated Master Plan

A-4 Environmental Site Assessment

“B” Exhibits- Agency Comments: 

B-1 Engineering (2-13-2020)

B-2 Engineering (3-19-2020)

B-3 911 Director (3-18-2020)

B-4 Pubic Health (2-6-2020)
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“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: 

No Public Comments Received 

III. Article XI. – Preliminary Plats and Constructions Plans, Section 1103. Review
Criteria: 

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

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

►Staff comment: A sketch plat was not submitted for review; however, the approved PUD Conceptual

Master Plan for Waterways (formerly referred to as Genesis Point), classifies Parcel 12 as a “Lagoon and 

Golf District Parcel” which allows for the development of single-family residential uses.  The application 

for the residential subdivision is therefore consistent with the approved master plan.   

The Parcel is referred to as The Cove on the Master Plan; however, the 911 Director required this to be 

changed due to the similarity to an existing neighborhood name.  The applicant will provide a new name 

prior to final plat approval. 

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

alleys, trails, parks, playgrounds, and public utility facilities. 

►Staff comment:  The County’s Comprehensive Plan identifies this area of the county as Low Density

Suburban Characteristics and supports the existing PUD zoning. 

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

►Staff comment:  Based on the preliminary review, the proposed subdivision complies with applicable

requirements, and continued compliance will be monitored during the development process. 

d. The proposed subdivision, including its lot sizes, density, access, and circulation, is compatible with the

existing and/or permissible zoning and future land use of adjacent property. 
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►Staff comment:  Under the PUD Written Description/Development Guidelines that are dated May 7,

2007 and approved August 7, 2007, Parcel 12 is classified as a “Lagoon and Golf District Parcel”.  This 

parcel type permits Single Family Conventional Lots (“SFC”) and Single Family Estate Lots (“SFE”) at a 

density of 2.8 dwelling units per acre and with minimum lot sizes of 5,000 and 7,000 square feet, 

respectively.  Parcel 12 is proposed to conform with the “SFC” lot type with a density of 2.3 dwelling units 

per acre, and lot sizes ranging between 8,450 and 32,000 square feet.  This lot size and density are 

therefore compatible with the lot sizes and density permissible by the PUD zoning.  

The Waterways Community has one primary entrance at Oak Level Road, providing direct access to 

Waterways Parkway (an 80-foot wide loop road) which connects to Harborview Drive (a 100-foot wide 

spine road); both are private roads and serve as main thoroughfares through the Waterways Community.  

Access to Parcel 12 will be via Waterways Parkway and internal circulation will be provided by six 60-foot 

wide rights-of-way consisting of 2-lanes for vehicular traffic.  This development will follow the Cottage 

Design Guidelines, which require sidewalks to be constructed per the design standards on each lot. 

e. The proposed subdivision will not have detrimental impacts on the safety or viability of permitted uses

on adjacent properties. 

►Staff comment:  This community has been master planned and the proposed preliminary plat only

represents one phase of the entire Waterways development.  Since the areas surrounding this phase are 

planned for future development or are already developed for residential or recreation use per the master 

plan documents, the proposed subdivision should not have detrimental impacts on the safety or viability 

of the adjacent properties.  

f. The proposed public facilities are adequate to serve the normal and emergency demands of the

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

development.  

►Staff comment: The proposed facilities will adequately serve the demands of the development at this

time.  Emergency Services has previously provided comments about their concern regarding having only 

a single entrance and exit to the entire PUD as it continues to develop.  The Master Plan does propose a 

second entrance/exit; however, the secondary access would connect to property owned by a third party 

and to date, this third-party has not agreed to or provided any indication they will allow the construction 

of a new road on their property.   

g. That the subdivision design provides adequate amenities and connectivity to roads, sidewalks and trails.
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►Staff comment:  Through its intersection with Waterways Parkway, the subdivision will connect to the

larger network of streets and sidewalks that are being planned and developed throughout the Waterways 

Community.  The proposed preliminary plat does provide common area and in addition to this, the lots 

will also have access to the many planned amenities throughout the community. 

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

►Staff comment:  The placement of utilities will be reviewed during the engineering construction plan

review, and undergrounding of utilities will be enforced. 

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

are satisfied. 

►Staff comment: Waterways is governed by the PUD documents, including amendments and

supplements, submitted by the developer and approved by the Board of Commissioners. This 

neighborhood must follow the Cottage Design Guidelines, which stipulate that prior to a site being cleared 

all tree preservation areas must be marked and details extensive tree protection guidelines throughout 

the project.  All site plans must receive approval from the PUD’s review board, as well.   

IV. Staff Recommendation

Staff recommends approval of the Parcel 12 Preliminary Plat with the following conditions to be 

completed prior to final plat approval: 

1. The 911 Director shall approve the new road name and subdivision name

2. All water and sewer easements shall be shown on the final plat and approved by the Engineering

Director

V. Planning & Zoning Recommendation

Recommendation: The Commission may recommend that the preliminary plat be approved, conditionally 

approved, or 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 
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Commission hereby recommends approval as proposed/approval with conditions/denial of the proposed 

preliminary plat. 
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SITE

Established  1958
HUSSEY GAY  BELL

329 COMMERCIAL  DRIVE , S AVANNAH , GA  31406 / T:912.354.4626

PRELIMINARY SUBDIVISION PLAT
WATERWAYS

PARCEL 12 - PHASES 1 AND 2
20TH G.M. DISTRICT, BRYAN COUNTY, GEORGIA

FOR: SAVANNAH LAND HOLDINGS, LLC

SITE

’ 
’ 

’ ’

’ ’ ’ 

PHASE 2

PHASE 1

ACREAGE CHART

RIGHTS OF WAY 10.38 ACRES
LOTS 47.25 ACRES
*OPEN SPACE/COMMON/RECREATIONAL9.47 ACRES (INCLUDES WETLANDS)
WETLANDS 6.42 (ALL WITHIN COMMON AREAS)

TOTAL 67.10 ACRES

Exhibit "A-2"
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0.27 AC.
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1 Name N/A
2 Ridgewood 1,2,3,4,5,6 184

 6,7,10, 11 Waterways Pkwy S Ph 1 18
8 Name N/A
9 Name N/A
11 Waterways Pkwy S Ph 2 27
12 The Enclave N 58
12 Parcel 12 Ph 1, 2 151
14 Lakewood Ph 1 75

13,15,18 Lakewood Ph 2 78
16 Name N/A
17 Name N/A
19 Name N/A
20 Name N/A
21 Name N/A
22 Name N/A
23 Name N/A
24 Name N/A
25 Name N/A
26 Name N/A
27 Name N/A
28 Parcel 28 Ph 1 66
29 Name N/A
30 Name N/A

Parcel No. Parcel Name Total Lots

31 Cottenham Exchange N/A
31 Water Access Facility N/A
32 Name N/A
33 Name N/A
34 Name N/A
35 Name N/A
36 Name N/A
37 Name N/A
38 Name N/A
39 Village Townhomes Ph 1 67 Lots
40 Name N/A
41 Name N/A
42 Name N/A
43 Name N/A
44 Name N/A
45 Name N/A
46 Enclave 49
47 Name N/A
48 Name N/A
49 Name N/A
50 Name N/A
51 Longcreek 43
52 Name N/A
53 Name N/A

Parcel No. Parcel Name Total Lots

RESIDENTIAL LOT COUNT

SUBTOTAL TOTAL PARCEL UPLAND AREA
COMMON AREAS: 
Golf Course and  Buffers 
Master Lagoon System and Lakes 
Entry Road & Loop Road Right-of Ways
SUBTOTAL of COMMON AREAS

TOTAL UPLAND DEVELOPMENT AREA
Wetlands 
TOTAL SITE AREA 

MAXIMUM NUMBER of UNITS: 

OPEN SPACE SUMMARY
Open Space Required
50% From Wetland 
Golf Course and Buffers 
Green Space 
Community Open Space

Total Provided (does not include the master lagoon system) 

208 ac
193 ac
55 ac

456 ac

1,959 ac
272 ac

2,231 ac

446 ac
223 ac
208 ac
26 ac
31 ac

488 ac

NOTES:
1. Upland areas represented on the plan does not include permitted wetland impacts converted to uplands.
2. Golf, clubs, recreation, lakes, parks, utility and maintenance sites, etc. are permitted in all parcels.
3. The parcel areas are approximate and may change based on final site planning, permitting and

engineering.The Village Center may be expanded to include parcels 46, 47 and/or 34 
or may be condensed.

4. The total number of units shall not exceed a total of 3,246 units ( 2,946 units + 300 resort units). 
5. Hotel uses are limited to the Club parcels and/or the Village Center parcel as noted and may be divided 

into several parcels. 
6. The location of the Community Open Space may change based on final site planning, roadway access, 

engineering and permitting. 

2,946 Units
300 Hotel Units

0

April 17, 2007

Revised March 10, 2020

JM Woods, Inc.
Landscape Architecture

Land Planning

MAJOR ROW with MULT-PURPOSE PATHWAY
RESIDENTIAL - PREDOMINATELY SINGLE FAMILY(SF)
RESIDENTIAL - SINGLE FAMILY MULTI-FAMILY and CLUBS
VILLAGE CENTER
COMMERCIAL
UTILITY SITES
GOLF COURSE
WETLAND
GREENSPACE
COMMUNITY OPEN SPACE
MARSH ACCESS with BOARDWALKS
FEMA FLOOD ZONE

34 ac

131 ac

1 ac
1 ac

10 ac
2 ac

8 ac
23 ac

90 ac
53 ac

340 ac

446 ac

101 ac

136 ac

59 ac
68 ac

Commercial (10,000 sf/ac), and/or
Single Family (3 du/ac), and/or
Townhomes/Attached Villas (10 du/ac)
Single Family (3 du/ac), and/or
Townhomes/Attached Villas (8 du/ac)
Buffer
Utility Site
Golf Maintenance, Services and /or Commercial
EMS Site

Single Family (2 du/ac)
Utility Site & Buffers

Single Family (2.8 du/ac)
Single Family (2.8 du/ac), and/or
Townhomes/Attached Villas (10 du/ac)

Single Family (2.8 du/ac) and/or
Townhomes/Attached Villas (6 du/ac)

Single Family (2.5 du/ac), and/or
Townhomes/Attached Villas (6 du/ac)

Single Family (4 du/ac), and/or
Townhomes/Attached Villas (10 du/ac), and/or
Condo/Multi-family (20 du/ac), and/or
Community Clubs & Recreation, and/or
Marina (parcels 29, 31 or 35 only), and/or
Resort Hotel 

Single Family (4 du/ac), and/or
Townhomes/Attached Villas (10 du/ac), and/or
Condo/Multi-family (20 du/ac), and/or
Community Clubs & Recreation, and/or
Golf Club, and/or
Resort Hotel

Single Family (2.5 du/ac)
Single Family (2.2 du/ac)

LAND USE & PARCEL SUMMARY
Maximum Residential Density: 2,946 Units and 300 Hotel Units 

LEGEND

PARCEL ALLOWABLE USES &
NUMBER MAXIMUM DENSITY AREA 

1,503 ac

ENTRY PARCELS
1

2

3
4
5

5A

NW LOOP ROAD PARCELS
6,7
8

LAGOON & GOLF DISTRICT PARCELS
10-13,15
 46, 47

SOUTH HAMMOCK PARCELS
14, 16-22, 24, 25

MARSH HAMMOCK PARCELS
23, 26, 28, 30, 32, 34

CLUB PARCELS
27, 29, 31, 35, 37, 38

VILLAGE CENTER
39

NORTHEAST HAMMOCK PARCELS
48-51

53

A Bell Company
HUSSEY, GAY, BELL & DEYOUNG INCORPORATED 

CONSULTING ENGINEERS
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BRYAN COUNTY 
ENGINEERING 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 912-756-7962
(Fax)653-3864 (Fax)756-7951

February 13, 2020 

Re:  Waterways PUD 
 The Cove 
 Preliminary Plat Review 

Based on our review of The Cove Preliminary Subdivision Plat, prepared by Hussey Gay Bell, 
dated January 14, 2020, consisting of four (4) sheets; and the Traffic Impact Analysis Report for 
Genesis Point, prepared by Kimley-Horn & Associates, dated May 2003, we have the following 
comments: 

1. The proposed phasing line shall be shown on the cover sheet site map.
2. All water and sewer alignments shall be finalized within the County easements.  Final

utility design shall be provided at Construction Plan review.  Water and sewer systems
shall be designed to accommodate the proposed construction phasing of the project such
as it relates to manhole and hydrant locations, sewer flows, etc.

3. Previously approved plats from the adjacent tracts shall be utilized and overlaid on the
proposed plat in order to verify exact match-ins along the proposed tract boundary.  The
proposed roadway centerline design and ROW shall coincide with the existing alignment
at match-ins.  The plat shall be identified by deed reference and approval date.

4. Numerically label all common areas and provide corresponding acreages.
5. Identify and provide acreages of all recreational facilities and storm water management

facilities on the plat.
6. Include an Acreage Schedule on the cover sheet which shall include total areas for each

of the following; Total Tract, Lots, ROW, Wetlands, Open Space, Recreational.
7. Note #5 shall be revised to include the total area of the parent tract.
8. Conservation easements shall be provided for all open space and environmentally

sensitive areas.
9. Provide separate design plan for the roadway horizontal alignment signed and sealed by

PE.  The drawing shall show all pertinent horizontal alignment data in accordance with
GDOT and AASHTO design guidelines.

10. Realign and show all intersecting roadway centerlines to be perpendicular.
11. Provide N/E coordinates at 2 corner locations of the tract boundary.
12. At this time we do not object to providing a waiver for a TIA in conjunction with the

proposed subdivision.
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3/19/2020 Mail - Sara Farr-Newman - Outlook

https://outlook.office365.com/mail/inbox/id/AAQkAGQ0NGMyYjU3LWM2ZjktNGZiNS05Y2ZkLTIwZmNjODU4ZjZlNwAQAL%2FJSBSrckhXoBY9U7Hbq… 1/1

The Cove (revised plat)

Tim Staley <tstaley@bryan-county.org>
Thu 3/19/2020 10:53 AM
To:  Sara Farr-Newman <snewman@bryan-county.org>
Cc:  Ray ONeill <roneill@bryan-county.org>

Sara

A review of the revised plat for the Cove in Waterways has been completed by the Engineering Department and
we have the following comments:

1) The County Engineer has requested that all sewer and water easements be shown on all plats including the
preliminary plat.  Ref: (engineering comments #2)

2)The County Engineer recommends that all gravity sewer deeper than 15’ be granted a minimum 25’ easement.

Tim Staley
Infrastructure and Construc�on Manag er
Bryan, County, GA.
912-661-0270

Exhibit "B-2"
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3/19/2020 Mail - Sara Farr-Newman - Outlook

https://outlook.office365.com/mail/search/id/AAQkAGQ0NGMyYjU3LWM2ZjktNGZiNS05Y2ZkLTIwZmNjODU4ZjZlNwAQADPJRhasH0NjomTbDXwLt2… 1/1

Waterways The Cove plat

Quint Moore <qmoore@bryan-county.org>
Wed 3/18/2020 3:34 PM
To:  Sara Farr-Newman <snewman@bryan-county.org>

Sara,

Here are my comments on the Waterways The Cove plat.

They need to come up with a new name for the subdivision.  THE COVE Subdivision already exist.
Can a Northing and Eas�ng Coor dinate be added to the insert where the development is connec�ng t o
Waterways Parkway South (the start of L174 or L170) ?
Please come up with a new name for JENNIS POINT ROAD.  The new name chosen should have DR as the
road type. Please give three op�ons f or the new road name, just in case the name is already in use.

Thanks,
Quint

Exhibit "B-3"
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Case SD# 3144-20

PARCEL # OWNER
075    001 SAVANNAH LAND HOLDINGS LLC

075 01 002 019 WAYMAN THOMAS & ROETHLER-WAYMAN BETHANY
075 01 002 020 TORRES ROBERTO & TORRES MYONG HUI
075 01 002 021 J M ALLEN CONSTRUCTION INC
075 01 002 022 J M ALLEN CONSTRUCTION INC
075 01 002 023 SAVANNAH LAND HOLDINGS LLC
075 01 002 024 SAVANNAH LAND HOLDINGS LLC
075 01 002 025 SAVANNAH LAND HOLDINGS LLC
075 01 002 026 SAVANNAH LAND HOLDINGS LLC
075 01 002 027 KELLER ENTERPRISES LLC
075 01 002 028 SAVANNAH LAND HOLDINGS LLC
075 01 002 029 HORBAL GREG & HORBAL JUNE
075 01 002 030 SAVANNAH LAND HOLDINGS LLC
075 01 002 031 SAVANNAH LAND HOLDINGS LLC
075 01 002 032 FREDERICK W CHURCH JR AS TRUSTEE OF THE FREDERICK W CHURCH JR TRUST D/T/D 11/19/2019
075 01 002 033 SAVANNAH LAND HOLDINGS LLC
075 01 002 034 SAVANNAH LAND HOLDINGS LLC
075 01 002 035 SAVANNAH LAND HOLDINGS LLC
075 01 002 036 SAVANNAH LAND HOLDINGS LLC
075 01 002 037 SAVANNAH LAND HOLDINGS LLC
075 01 002 038 SAVANNAH LAND HOLDINGS LLC
075 01 002 039 SAVANNAH LAND HOLDINGS LLC
075 01 002 040 SAVANNAH LAND HOLDINGS LLC
075 01 002 041 CAMPBELL LLOYD
075 01 002 042 MAYER JOHN & MAYER DEBBIE
075 01 002 043 SHEETS DAVID & SHEETS KELLIE
075 01 002 044 SAVANNAH LAND HOLDINGS LLC
075 01 002 045 SAVANNAH LAND HOLDINGS LLC
075 01 002 046 FISH ABRAHAM & FISH MEREDITH
075 01 005 001 SAVANNAH LAND HOLDINGS LLC
075 01 005 002 SAVANNAH LAND HOLDINGS LLC
075 01 005 003 SAVANNAH LAND HOLDINGS LLC
075 01 005 004 JOHNSON LAWRENCE
075 01 005 005 SCOTT H JOHNSON CONSTRUCTION INC
075 01 005 006 SAVANNAH LAND HOLDINGS LLC
075 01 005 007 SAVANNAH LAND HOLDINGS LLC
075 01 005 CA1 SAVANNAH LAND HOLDINGS LLC
075 01 005 CA2 SAVANNAH LAND HOLDINGS LLC
075 01 007 121 SAVANNAH LAND HOLDINGS LLC
075 01 007 122 SAVANNAH LAND HOLDINGS LLC
075 01 007 123 SAVANNAH LAND HOLDINGS LLC
075 01 007 124 SAVANNAH LAND HOLDINGS LLC
075 01 007 125 SAVANNAH LAND HOLDINGS LLC
075 01 007 126 OGLESBY C LEWIS & OGLESBY DALE
075 01 007 127 SAVANNAH LAND HOLDINGS LLC
075 01 007 128 SAVANNAH LAND HOLDINGS LLC
075 01 007 129 KUBIAK PETER W & KUBIAK KATHERINE A
075 01 007 130 SAVANNAH LAND HOLDINGS LLC
075 01 007 131 SAVANNAH LAND HOLDINGS LLC
075 01 007 132 SAVANNAH LAND HOLDINGS LLC
075 01 007 133 ABAD MONASTERIOS LOUIS LOPEZ DEJUAN & PEREZ RAQUEL N
075 01 007 134 SAVANNAH LAND HOLDINGS LLC
075 01 007 135 VERNACE MELCHIORE A & VERNACE ANNA D
075 01 007 136 POETTER WILLIAM & POETTER SHELLY
075 01 007 137 KELLER ENTERPRISES LLC
075 01 007 138 MAURER CRAIG ADAM
075 01 007 139 KELLER ENTERPRISES LLC
075 01 007 140 SAVANNAH LAND HOLDINGS LLC
075 01 007 CA0 SAVANNAH LAND HOLDINGS LLC
075 01 007 CA1 SAVANNAH LAND HOLDINGS LLC
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“D” Exhibits – Public Comment 

None Received

215



Preliminary Plat for Parcel 28 at Waterways | P&Z Commission  1 

BRYAN COUNTY PLANNING & ZONING COMMISSION 

CASE SD#3146-20 

Public Hearing Date: April 7, 2020 

REGARDING THE APPLICATION OF: Waterways 

Owners’ Association requesting preliminary plat 

approval for Parcel 28 Subdivision, Phase 1 at 

Waterways, PIN# 075 001, in unincorporated Bryan 

County, Georgia.  

Staff Report  

By: Sara Farr-Newman 

Dated: March 31, 2020 

I. Application Summary

Requested Action: Public hearing and consideration for preliminary plat approval.  The application by 

Waterways Owners’ Association, proposes 66 single-family lots for Phase 1 of the subdivision of Parcel 28 

at Waterways, PIN# 075 001, in unincorporated Bryan County, Georgia. 

Representative: Waterways Owners’ Association 
51 Waterways Parkway 
Richmond Hill, GA 31324 

Owner: Savannah Land Holdings, LLC 
101 E Town Place, Suite 150 
St. Augustine, FL 32092 

Applicable Regulations: 

 Bryan County Subdivision Ordinance, Article XI. – Preliminary Plats and Constructions Plans,
Section 1103. Review Criteria (Ord No. 2018-4, 10-9-18)

 Bryan County Subdivision Ordinance, Article XXV – Appendix (a), Required Items and Certifications

II. General Information

1. Application: A preliminary plat application was submitted by Waterways Owners’ Association, on

March 5, 2020. After reviewing the application, the Director certified the application as being generally 

complete on March 5, 2020.  
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2. Notice: Public notice for this application was as follows: 

A. Legal notice was published in the Bryan County News on March 19, 2020. 

B. Notice was sent to Surrounding Land Owners on March 20, 2020. 

C. The site was posted for Public Hearing on March 18, 2020. 

 

3. Background: The area that is the subject of the preliminary plat approval is for a 39.13-acre portion of 

PIN# 075-001, which is the parent parcel for the larger Waterways Community (formerly referred to as 

Genesis Point).  Waterways is a master planned community which originally received approval under the 

Planned Unit Development (PUD) zoning district in 2003; and had a subsequent PUD amendment 

approved on August 7, 2007.  The PUD Master Plan documents for this project consist of written 

description/development guidelines that are dated May 7, 2007, and a conceptual master plan dated April 

17, 2007, last updated March 10, 2020.  The PUD encompasses a total of 2,231 acres, with a maximum of 

2,946 residential units being permitted.  The concept for the Waterways Community is to provide for 

multiple residential neighborhoods or Villages, which surround a Village Center, and provide for a mix of 

land uses and housing types to include single-family homes, townhouses, and multi-family units.  This a 

multi-phase development and other villages, which have already been platted for single-family lots, 

include Ridgewood Park, Long Creek, The Enclave, Parkway South, and Lakewood.   

Parcel 28 is located near the northern tip of the Waterways Development along Redbird Creek, and just 

south of the Cottenham Exchange amenity center and Bryan County Boat Launch Facility at Waterways 

Township.  The plat proposes 66 single-family lots with private roads and 0.64 acres of common area. 

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

received at the Bryan County Community Development office on March 5, 2020, unless otherwise noted.  

“A” Exhibits- Application: 

A-1 Preliminary Plat Application  

A-2 Preliminary Plat 

A-3 Updated Master Plan 

A-4 Environmental Site Assessment  

 

“B” Exhibits- Agency Comments:  

B-1 County Health Director (3/12/20) 

B-2 Fire Chief  (3/12/20) 

B-3 Engineering Director (3/20/20) 

B-4 Public Works Director (3/13/20) 

B-5 911 Director (3/18/20) 
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 “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:  

No Public Comments Received 

III. Article XI. – Preliminary Plats and Constructions Plans, Section 1103. Review 
Criteria:  

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

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

►Staff comment: A sketch plat was not submitted for review; however, the approved PUD Conceptual 

Master Plan for Waterways, classifies Parcel 28 as a “Marsh Hammock Parcel” which allows for the 

development of single-family residential uses.  The application for the residential subdivision is, therefore, 

consistent with the approved master plan.   

The Parcel is referred to as Redbird Creek on the Master Plan; however, the 911 Director required this to 

be changed due to the similarity to an existing neighborhood name.  The applicant will provide a new 

name prior to final plat approval. 

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

alleys, trails, parks, playgrounds, and public utility facilities.  

►Staff comment:  The County’s Comprehensive Plan identifies this area of the County as Low Density 

Suburban Characteristics and supports the existing PUD zoning. 

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

►Staff comment:  Based on the preliminary review, the proposed subdivision complies with applicable 

requirements, and continued compliance will be monitored during the development process. 
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d. The proposed subdivision, including its lot sizes, density, access, and circulation, is compatible with the 

existing and/or permissible zoning and future land use of adjacent property.  

►Staff comment:  Under the PUD Written Description/Development Guidelines, dated May 7, 2007, and 

approved August 7, 2007, Parcel 28 is classified as a “Marsh Hammock Parcel”.  This parcel type permits 

Single Family Conventional Lots (“SFC”) and Single Family Estate Lots (“SFE”) at a density of 2.5 dwelling 

units per acre and with minimum lot sizes of 5,000 and 7,000 square feet, respectively.  Parcel 28 is 

proposed to conform with the “SFE” lot type with a density of 1.7 dwelling units per acre, and lot sizes 

ranging between 12,350 and 39,500 square feet.  The lot size and density are, therefore, compatible with 

the lot sizes and density permissible by the PUD zoning.  

The Waterways Community has one primary entrance at Oak Level Road, providing direct access to 

Waterways Parkway (an 80-foot wide loop road) which connects to Harborview Drive (a 100-foot wide 

spine road); both are private roads and serve as main thoroughfares through the Waterways Community.  

The Parcel 28 subdivision will be accessed from Harborview Drive.  Six new two-lane roads (private) will 

be constructed, providing access to the individual lots.  The minimum right-of-way width for each road 

will be 60 feet, and sidewalks, per the design guidelines, will be installed within the right-of-way on both 

sides of the road. 

e. The proposed subdivision will not have detrimental impacts on the safety or viability of permitted uses 

on adjacent properties.  

►Staff comment:   This community has been master planned and the proposed preliminary plat only 

represents one phase of the entire Waterways development.  Since the areas surrounding this phase are 

planned for future development per the master plan documents, the proposed subdivision should not 

have detrimental impacts on the safety or viability of the adjacent properties. 

f. The proposed public facilities are adequate to serve the normal and emergency demands of the 

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

development.  

►Staff comment: The proposed facilities will adequately serve the demands of the development at this 

time.  Emergency Services did provide a comment addressing their concern regarding having only a single 

entrance and exit to the entire PUD as it continues to develop.  The Master Plan does propose a second 

entrance/exit; however, the secondary access would connect to property owned by a third party and to 

date, this third-party has not agreed to or provided any indication they will allow the construction of a 

new road on their property. 
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g. That the subdivision design provides adequate amenities and connectivity to roads, sidewalks and trails.  

►Staff comment:  Through its intersection with Harborview Drive, the Parcel 28 subdivision will connect 

to the larger network of streets and sidewalks that are being planned and developed throughout the 

Waterways Community.  The proposed preliminary plat does provide common area and in addition to 

this, the lots will have access to the many planned amenities throughout the community, including the 

nearby Cottenham Exchange amenity center. 

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

►Staff comment:  The placement of utilities will be reviewed during the engineering construction plan 

review, and undergrounding of utilities will be enforced. 

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

are satisfied.   

►Staff comment: Waterways is governed by the PUD documents, including amendments and 

supplements, submitted by the developer and approved by the Board of Commissioners. This 

neighborhood must follow the Estate Design Guidelines, which stipulate that prior to a site being cleared, 

all tree preservation areas must be marked and the tree protection guidelines must be followed and 

implemented throughout the project.  All site plans must receive approval from the PUD’s review board, 

as well. 

 

IV. Staff Recommendation 

Approve the preliminary plat with the following conditions  and either shown on the final plat or addressed 

before final plat approval: 

1. All road names and a new neighborhood name shall be approved by the 911 Director; 

2. The file number of the PUD approval shall be provided in the notes; 

3. Sewer and water easements shall be shown and approved by the Engineering Director. 

V. Planning & Zoning Recommendation 

Recommendation: The Commission may recommend that the preliminary plat be approved, conditionally 

approved, or denied. 
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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 

preliminary plat. 
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LOT 44
0.91 AC.

LOT 42
0.49 AC.

LOT 41
0.41 AC.

LOT 43
0.51 AC.

LOT 39
0.39 AC.

LOT 40
0.41 AC.

LOT 38
0.39 AC.

LOT 37
0.39 AC.

LOT 35
0.59 AC.

LOT 36
0.39 AC.

LOT 34
0.40 AC.

LOT 32
0.31 AC.

LOT 31
0.35 AC.

LIFT
STATION
0.15 AC.

COMMON/REC
AREA #1
0.57 AC.

COMMON/REC
AREA #2
0.07 AC.LOT 29

0.46 AC.
LOT 27
0.51 AC.

LOT 28
0.62 AC.

LOT 57
0.28 AC.

LOT 26
0.29 AC.

LOT 58
0.32 AC.

LOT 24
0.35 AC.

LOT 55
0.46 AC.

LOT 56
0.28 AC.

LOT 25
0.28 AC.

LOT 64
0.29 AC.

LOT 65
0.29 AC.

LOT 66
0.33 AC.

LOT 60
0.30 AC.

LOT 59
0.39 AC.

LOT 61
0.29 AC.

LOT 63
0.35 AC.

LOT 62
0.38 AC.

LOT 46
0.28 AC.

LOT 47
0.28 AC.

LOT 52
0.28 AC.

LOT 48
0.28 AC.

LOT 51
0.28 AC.

LOT 49
0.36 AC.

LOT 50
0.40 AC.

LOT 45
0.43 AC.

LOT 54
0.36 AC.

LOT 53
0.28 AC.

LOT 23
0.58 AC.

LOT 22
0.52 AC.

LOT 9
0.42 AC.

LOT 11
0.46 AC.

LOT 10
0.36 AC.

LOT 12
0.43 AC.

LOT 13
0.33 AC.

LOT 14
0.34 AC.

LOT 15
0.60 AC.

LOT 21
0.84 AC.

LOT 30
0.80 AC.

LOT 33
0.33 AC.
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LOT 23
0.58 AC.

LOT 22
0.52 AC.

LOT 20
0.81 AC.

LOT 16
0.58 AC.

LOT 2
0.58 AC.

LOT 1
0.38 AC.

LOT 3
0.49 AC.

LOT 4
0.42 AC. LOT 5

0.58 AC.

LOT 7
0.43 AC.

LOT 6
0.41 AC.

LOT 9
0.42 AC.

LOT 8
0.46 AC.

LOT 10
0.36 AC.

LOT 17
0.68 AC.

LOT 18
0.77 AC.

LOT 19
0.79 AC.

LOT 21
0.84 AC.

SEE SHEET 1

LAGOON

LAGOON

Established  1958
HUSSEY GAY  BELL

329 COMMERCIAL  D RIVE , S AVANNAH , GA  31406 / T:912.354.4626
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PRELIMINARY PLAT
WATERWAYS

PARCEL 28 - PHASE 1
20 TH G.M. DISTRICT, BRYAN COUNTY, GEORGIA

FOR: SAVANNAH LAND HOLDINGS, LLC
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1 Name N/A
2 Ridgewood 1,2,3,4,5,6 184

 6,7,10, 11 Waterways Pkwy S Ph 1 18
8 Name N/A
9 Name N/A
11 Waterways Pkwy S Ph 2 27
12 The Enclave N 58
12 Parcel 12 Ph 1, 2 151
14 Lakewood Ph 1 75

13,15,18 Lakewood Ph 2 78
16 Name N/A
17 Name N/A
19 Name N/A
20 Name N/A
21 Name N/A
22 Name N/A
23 Name N/A
24 Name N/A
25 Name N/A
26 Name N/A
27 Name N/A
28 Parcel 28 Ph 1 66
29 Name N/A
30 Name N/A

Parcel No. Parcel Name Total Lots

31 Cottenham Exchange N/A
31 Water Access Facility N/A
32 Name N/A
33 Name N/A
34 Name N/A
35 Name N/A
36 Name N/A
37 Name N/A
38 Name N/A
39 Village Townhomes Ph 1 67 Lots
40 Name N/A
41 Name N/A
42 Name N/A
43 Name N/A
44 Name N/A
45 Name N/A
46 Enclave 49
47 Name N/A
48 Name N/A
49 Name N/A
50 Name N/A
51 Longcreek 43
52 Name N/A
53 Name N/A

Parcel No. Parcel Name Total Lots

RESIDENTIAL LOT COUNT

SUBTOTAL TOTAL PARCEL UPLAND AREA
COMMON AREAS: 
Golf Course and  Buffers 
Master Lagoon System and Lakes 
Entry Road & Loop Road Right-of Ways
SUBTOTAL of COMMON AREAS

TOTAL UPLAND DEVELOPMENT AREA
Wetlands 
TOTAL SITE AREA 

MAXIMUM NUMBER of UNITS: 

OPEN SPACE SUMMARY
Open Space Required
50% From Wetland 
Golf Course and Buffers 
Green Space 
Community Open Space

Total Provided (does not include the master lagoon system) 

208 ac
193 ac
55 ac

456 ac

1,959 ac
272 ac

2,231 ac

446 ac
223 ac
208 ac
26 ac
31 ac

488 ac

NOTES:
1. Upland areas represented on the plan does not include permitted wetland impacts converted to uplands.
2. Golf, clubs, recreation, lakes, parks, utility and maintenance sites, etc. are permitted in all parcels.
3. The parcel areas are approximate and may change based on final site planning, permitting and

engineering.The Village Center may be expanded to include parcels 46, 47 and/or 34 
or may be condensed.

4. The total number of units shall not exceed a total of 3,246 units ( 2,946 units + 300 resort units). 
5. Hotel uses are limited to the Club parcels and/or the Village Center parcel as noted and may be divided 

into several parcels. 
6. The location of the Community Open Space may change based on final site planning, roadway access, 

engineering and permitting. 
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3/20/2020 Mail - Sara Farr-Newman - Outlook

https://outlook.office365.com/mail/inbox/id/AAQkAGQ0NGMyYjU3LWM2ZjktNGZiNS05Y2ZkLTIwZmNjODU4ZjZlNwAQAL57%2BvCZy0ZUvlnJjTIlQR8… 1/1

Redbird Creek

Tim Staley <tstaley@bryan-county.org>
Fri 3/20/2020 10:21 AM
To:  Sara Farr-Newman <snewman@bryan-county.org>
Cc:  Ray ONeill <roneill@bryan-county.org>

Sara

A review of the revised plat for Redbird Creek in Waterways has been completed by the Engineering Department
and we have the following comments:

1) The County Engineer has requested that all sewer and water easements be shown on all plats including the
preliminary plat.  Ref: (engineering comments #2)

2)The County Engineer recommends that all gravity sewer deeper than 15’ be granted a minimum 25’ easement.

Tim Staley
Infrastructure and Construc�on Manag er
Bryan, County, GA.
912-661-0270

Tim Staley
Infrastructure and Construc�on Manag er
Bryan, County, GA.
912-661-0270
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3/18/2020 Mail - Sara Farr-Newman - Outlook

https://outlook.office365.com/mail/inbox/id/AAQkAGQ0NGMyYjU3LWM2ZjktNGZiNS05Y2ZkLTIwZmNjODU4ZjZlNwAQAD%2F8G5KR1%2FxLk0BGo… 1/1

RE: Waterways Plats

Quint Moore <qmoore@bryan-county.org>
Wed 3/18/2020 10:04 AM
To:  Sara Farr-Newman <snewman@bryan-county.org>

Sara,

Here are my comments on the REDBIRD CREEK plat.

They need to come up with a new name for the subdivision.  REDBIRD CREEK Subdivision already exist.
WALDBURG can only be used once.
The por�on tha t looks like a loop or circle will only be one road name with a circle or loop road type.
Depending on the new name for the subdivision, REDBIRD DR will probably be replaced with a new name if
it is not already in use. I would rather not use REDBIRD DR.

Thanks,
Quint

From: Sara Farr-Newman <snewman@bryan-county.org> 
Sent: Wednesday, March 18, 2020 9:28 AM
To: Quint Moore <qmoore@bryan-county.org>
Subject: Waterways Plats

Hi Quint,

Did you have any comments for road names/neighborhood names on the Waterways Plats?  Thank you,

Sara Farr-Newman

Exhibit "B-5"
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Overview Map

Redbird Creek (name to change)
Case SD# 3146-20
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Produced by Bryan County GIS
March 2020

Exhibit "C-1"

316



REDBIRD CREEK TRL
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Subject Property Outline
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Produced by Bryan County GIS
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Location Map
Redbird Creek (name to change)

Case SD# 3146-20
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Notification Map
Redbird Creek (name to change)

Case SD# 3146-20

PARCEL # OWNER
063  002 STATE OF GEORGIA
075  001 SAVANNAH LAND HOLDINGS LLC
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“D” Exhibits – Public Comment 
None Received
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DHRUV Rezoning Request | P&Z Commission 1 

BRYAN COUNTY PLANNING & ZONING COMMISSION 

CASE Z#209-19 

Public Hearing Date: April 7, 2020 

REGARDING THE APPLICATION OF: DHRUV Enterprises, 

LLC, requesting the rezoning of property, PIN# 026-

060-03, in unincorporated Bryan County, Georgia. The

applicant is requesting the property be rezoned “B-1”, 

Neighborhood Commercial District, from its current 

“AR-1”, Agricultural Residential District zoning. 

Staff Report  

By: Amanda Clement 

Dated: March 31, 2020 

I. Application Summary

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

application by DHRUV Enterprises, LLC, proposes to change the “AR-1” Agricultural Residential District 

zoning for PIN# 026-060-03, in unincorporated Bryan County, to “B-1” Neighborhood Commercial District. 

Applicant: DHRUV Enterprises, LLC 
c/o Deepak Bhagat 
8614 White Bluff Road 
Savannah, Ga 31406 

Owner:  Same 

Representative: Carol Bacon Miller 
P.O. Box 796 
Pembroke, Ga 31321 

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 1110. – “B-1” Neighborhood
Commercial Districts, Bryan County Code of Ordinances
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II. General Information

1. Application: A rezoning application was submitted by Carol Bacon Miller, on behalf of DHRUV

Enterprises, LLC, on July 2, 2019. The Community Development Department placed the application on 

hold until the applicant submitted a Traffic Impact Analysis (TIA).  The Engineering Director reviewed and 

approved the TIA on February 21, 2020, and the Community Development Director  certified the 

application as being generally complete on February 21, 2020.   

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

A. Legal notice was published in the Bryan County News on March 19, 2020.

B. Notice was sent to Surrounding Land Owners on March 20, 2020.

C. The site was posted for Public Hearing on March 18, 2020.

3. Background:  The subject property is located in the southwest corner of the intersection at State Route 

204 and Sadie’s Kitchen Road.  This site consists of 4 acres and is mostly cleared with natural buffers 

existing along State Route 204, Sadie’s Kitchen Road, and the rear property line.  According to the 

application, the most recent use of the site has been as rental property with several mobile homes.     

The applicant is seeking a rezoning to “B-1” Neighborhood Commercial to permit the use of the property 

for Retail Stores.  In addition to this, the applicant is also seeking an associated conditional use permit 

(CUP#165-19) to allow for a Service Station.  The submitted conceptual site plan shows the site to be 

developed with the adjacent one-acre parcel (PIN# 0311-159), which is already zoned “B-1”.  The plan 

proposes a 3,600 square foot convenience store with two regular gas pumps (4 fueling positions) and 1 

diesel pump, and 7,200 square feet of retail space.  A single site access is proposed along State Route 204 

to serve the development.  

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

received at the Bryan County Community Development office on July 2, 2019, unless otherwise noted. 

“A” Exhibits- Application: 

A-1 Rezoning Application (revised December 30, 2019)

A-2 Conceptual Site Plan

A-3 Traffic Impact Study dated February 5, 2020 (received February 9, 2020)

“B” Exhibits- Agency Comments: 
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B-1 Engineering Director Comments (dated 3-12-2020) 
B-2 Fire Chief Comments (dated 3-12-2020) 
B-3 County Health Director Comments (dated 3-12-2020) 
B-4 Public Works Director Comments (dated 3-12-2020) 

 
“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 North Bryan County 

shows the subject site as being within the Community Crossroads commercial node located between the 

intersections of State Route 204/Black Creek Church Road and State Route 204/Wade Carter Road.  The 

Community Crossroads character area anticipates future development to allow for small retail 

components to provide day-to-day goods and services to the surrounding residential uses.  This character 

area recommends rezoning to “BN” Neighborhood Business or “B-1” Neighborhood Commercial.  

Therefore, reclassifying the subject property for commercial uses would remain in conformance with the 

Comprehensive Plan by providing space for additional retail and service options for residents.   

2.   Whether the proposed reclassification improves the overall zoning scheme and helps carry out the 

purposes of this Ordinance.  
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Staff Findings: The intent of the “B-1” Neighborhood Commercial zoning district is to provide locations 

for small locally oriented businesses, serving primarily nearby residents.  The subject property’s location 

fronting a major arterial highway and between the intersections of Wade Carter Road and Black Creek 

Church Road helps to carry out the purpose of the “B-1” district by locating small business options in an 

easily accessible area close to residential areas.         

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 west of the site are undeveloped lands zoned “B-1” and “B-

2”/Conditional, to the east is Sadie’s Kitchen Road, to the north is State Route 204, and to the south is a 

100’ wide right-of-way for the Seaboard Coast Line railroad.  Other uses within one (1) mile of the site are: 

1) the Victoria Place Subdivision (zoned “R-1”); 2) agricultural and residential lands either undeveloped or 

developed for single-family residential use (zoned “A-5” and “AR-1”); and 3) the intersection of State 

Route 204 and Black Creek Church Road, which has developed into a commercial intersection with the Zip 

N Food Store (zoned “B-2”) and a new Dollar General (zoned “B-2”).  In addition to this, there are a few 

isolated and sporadically zoned commercial districts in the area.   Due to the property being bound by 

commercial uses and right-of-way and given the mix of uses within one (1) mile of the site, the rezoning 

to “B-1” Neighborhood 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 State Route 204 and Sadie’s Kitchen Road.  State 

Route 204 is a state maintained, two-lane-rural arterial road with a posted speed limit of 45 m.p.h.  

Based on the Traffic Impact Study prepared by the applicant, current daily volumes are roughly 

3,400 vehicles per day.  This is slightly less than those approximated in the County’s North Bryan 

Transportation Study prepared by Thomas and Hutton in 2018, which estimated current daily 

volumes at roughly 3,500 vehicles per day.  With a current daily volume of 3,500 vehicles per day, 

the corridor was found to be operating at an acceptable Level of Service.   

Sadie’s Kitchen Road is a county maintained, unpaved local road with no posted speed limit.  This 

road provides access from State Route 204 to several residential properties.  As an unpaved, local 
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road, this access would not be adequate to serve the potential development and is therefore not 

being considered by the applicant as a means of access.  

b) Parks and Recreational Facilities: Hendrix Park provides public recreation facilities for North Bryan 

County; however, since the “B-1” Neighborhood Commercial zoning district does not allow 

residential uses, there would be no impacts to parks and recreational facilities. 

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 Mill Creek Station 5.   

d) Schools:  Lanier Primary, Bryan County Elementary, Bryan County Middle, and Bryan County High 

Schools serve North Bryan County residents; however, since the “B-1” Neighborhood Commercial 

zoning district does not allow residential uses, there would be no impacts on schools. 

e) Stormwater Drainage System: Existing topographic information for the area suggests that 

stormwater from the site primarily drains to the rear of the property before draining west towards 

a wetlands area.  

f) Water Supplies and Wastewater Treatment:  Bryan County does not provide water or sewer 

service to the area.  

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.      

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 not 

show the potential for any protected wetlands on the site, and the FEMA F.I.R.M. maps identify this 

property as being located outside of the Special Flood Hazard Area, and within the X zone.  The 

reclassification and development of the site should therefore not adversely affect any historical, cultural, 

or environmental resources.  
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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 undeveloped lands zoned “B-1” and “B-2”/Conditional to 

the west, Sadie’s Kitchen Road to the east, State Route 204 to the north, and a 100’ wide railroad right-

of-way for the Seaboard Coastline rail line to the south.  The proposed reclassification should not 

adversely affect the existing uses or usability of the adjacent commercial lands as the proposed 

reclassification would yield compatible uses to these.  Further, the proposed reclassification should not 

adversely affect nearby residential uses as the proposed commercial and existing residential uses will be 

separated by existing rights-of-way.          

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 the proposed use will not 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: The conceptual site plan locates the impervious portions 

of the developed area towards the front of the site, with pervious areas and a detention 

pond to the rear.  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 does not provide water or 

sewer service to the area and therefore, the development will be required to provide its 

own water supply and wastewater treatment through the use of a private well and septic 

system.    
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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.   

d) Roads: The Traffic Impact Study prepared for this rezoning request analyzed the 

intersections at State Route 204/Wade Carter Road, State Route 204/Sadie’s Kitchen 

Road, State Route 204/Ellabell Loop Road, and State Route 204/Black Creek Church Road 

under Existing conditions, Future No-Build conditions (without the proposed 

development), and Future Build conditions (with the proposed development).  Based on 

these findings, the studied intersections currently operate and are expected to continue 

to operate at acceptable levels of service with the proposed development.  Excerpts from 

the Traffic Impact Study on these Level of Service findings are below. 

 

 

 

In addition to this, an auxiliary lane analysis was conducted for the site access on State 

Route 204, and found that an eastbound right-turn deceleration lane and a westbound 

left-turn lane are warranted based on GDOT guidelines. The Traffic Impact Study 

concluded the addition of the auxiliary turn lanes would have minimal impact on the site 

access operations, and the intersections would continue to operate at an acceptable Level 

of Service with or without turn lanes.  For this reason, the Traffic Impact Study 
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recommended the applicant apply for a waiver or variance from GDOT for the auxiliary 

turn lanes.  Since State Route 204 is a state road, the County has no jurisdiction, and GDOT 

will determine, which improvements, if any are required on State Route 204.    

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: The subject property is anticipated for small-scale commercial development under the 

County’s Comprehensive Plan and is generally bound by State Route 204, Sadie’s Kitchen Road, the 

Seaboard Coast Line railroad, and undeveloped lands zoned for commercial use.  Staff finds the intent of 

the Comprehensive Plan and the clear lines of demarcation marked by the existing rights-of-way which 

separate the proposed commercial use from any incompatible uses, to be supporting ground for approval 

of the proposed reclassification. 

10. The existing uses and zoning of nearby lots.  

Staff Findings:  Adjacent existing uses consist of undeveloped lands zoned “B-1” and “B-2”/Conditional to 

the west, Sadie’s Kitchen Road to the east, State Route 204 to the north, and a 100’ wide railroad right-

of-way for the Seaboard Coast Line railroad to the south.  The proposed reclassification should not 

adversely affect the existing uses or usability of the adjacent or nearby commercial uses as the proposed 

reclassification would yield compatible uses to these.  Further, the proposed reclassification should not 

adversely affect nearby residential uses as the proposed commercial and existing residential uses will be 

separated by existing rights-of-way.              

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 the value of the property is diminished 

by its current use and existing zoning restrictions, yet does not specify how.  While staff generally agrees 

that property could be worth more if zoned for commercial uses as opposed to residential, staff does not 

agree that this general understanding 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.  This is 

generally interpreted to mean that the diminishment is to the extent that it deprives the property owner 

of the use of his property in some way.   Contrary to this, the application states that the property has been 

used in the past as a rental property with several mobile homes.  This demonstrates that there is some 

functional and economic value to the property afforded by its existing zoning.  Therefore, the applicant’s 
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argument fails to demonstrate that the existing zoning restrictions diminish the current value of the lot as 

zoned.   

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 State Route 204, Sadie’s 

Kitchen Road, the Seaboard Coast Line railroad, and undeveloped lands zoned for commercial use.  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.  

Staff Findings: The current zoning of the property is “AR-1” Agricultural District; the purpose of which is 

to provide for large lot single family and manufactured home development in a rural environment.  As 

stated in the County’s Comprehensive Plan, the future development plans for the County identify this area 

as suitable for a Community Crossroads commercial node in order to provide for small, locally oriented 

businesses that provide day-to-day goods and services to the surrounding rural, residential uses.  

Additionally, the subject property is located adjacent to undeveloped lands zoned for commercial use, 

and is bound on the other three sides by public state, county, and railroad rights-of-way.  Therefore, the 

lot is 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 most recently used as a 

rental property for several mobile homes, but does not indicate when the last income from the property 

was received.   

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

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

or nearby districts.  The subject property is adjacent to undeveloped lands zoned for commercial uses.   

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 Retail Stores and a Service 

Station (CUP#165-19).   

IV. Staff Recommendation 

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

1. The owner/developer shall be responsible for constructing the road improvements on State Route 

204 in accordance with Georgia Department of Transportation requirements.  

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 conditions/denial of the proposed 

rezoning. 
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Exhibit "A-3"

Full Appendix with Traffic 
Counts has been removed. 
This information is on file 
with the Bryan County 
Community Development 
Office.
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EXECUTIVE SUMMARY 

A gas station is proposed to be constructed on approximately 5 acres of land along GA 204 in 
Bryan County. The proposed development will include a gas station with 12 vehicle fueling 
positions, a 3,600 SF convenience store, and 7,200 SF of retail space. A single site access is 
proposed along SR 204 to serve the development. The study details the findings of the traffic 
analysis upon the complete construction of the proposed development, which is planned for 2020.  

The traffic operations at the study intersections were evaluated for the existing year 2019 and 
future year 2020. The study intersections currently operate and are expected to continue to 
operate at acceptable levels of service without the development. The future year 2020 was 
analyzed with the site generated traffic volumes from the proposed development added to the 
future year 2020 background traffic. Based on the findings of the analyses, the study intersections 
will continue to operate at acceptable levels of service, LOS A-B, in the future year 2020 with the 
proposed development. The traffic impact caused by the proposed development on intersection 
operations is minimal.  

An auxiliary lane analysis was conducted at the site access intersection with SR 204 based on 
GDOT and AASHTO guidelines. Based on the findings of the analysis, the volume entering the 
proposed development exceeds GDOT left and right turning vehicle thresholds; therefore, an 
eastbound right-turn deceleration lane and a westbound left-turn lane are warranted. Due to low 
volumes on SR 204, an auxiliary lane analysis based on the standards set by AASHTO was 
performed. Using AASHTO standards, a left-turn auxiliary lane is not warranted along SR 204 at 
the site access based on peak hour volumes.  

The operational analysis of the intersection of SR 204 at the site access with right turn and left 
turn lanes had minimal impact on the site access intersection operations. The intersection will 
continue to operate at the same level of service as it did when evaluated without the auxiliary 
lanes. 

Based on the findings from the analyses, the proposed gas station development is expected to 
have minimal impact on the study intersections. The study intersections are expected to continue 
to operate at the same level as in the existing year. Auxiliary lanes are warranted along SR 204 
at the site access based on daily volumes, but the left-turn lane is not warranted based on the 
peak hour volumes. The operational impact of the left-turn and right-turn lanes is minimal and the 
intersection will continue to operate at the same level of service with or without the additional turn 
lanes. Based on the analysis, a waiver or variance request from GDOT is recommended.    
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INTRODUCTION 

A traffic impact study was conducted by Southeastern Engineering, Inc. for a proposed gas station 
development in Ellabell, Bryan County, GA. The site is located on approximately 5 acres, to the 
south of State Route 204 (SR 204) and to the west of Sadie’s Kitchen Road. The development 
proposes one site access on SR 204. Figure 1 illustrates an overall location map near the 
proposed gas station. 

 

Figure 1: Location Map 

The purpose of this study is to identify potential traffic impacts of the proposed gas station on the 
surrounding roadway network. The study includes the existing and future peak hour traffic 
operations and capacity analysis at the study intersections as well as any proposed site access. 
Operational improvements will be evaluated to mitigate the traffic impacts caused by the proposed 
development, if needed. Based on the results of the capacity analysis for the study intersections 
and site access, recommendations will be made for the required geometry and traffic control.   

PROJECT DESCRIPTION 

The proposed commercial development will include a gas station with 12 vehicle fueling positions 
and a 3,600 SF convenience store, and 7,200 SF of retail space. The site plan proposes a single 
site access on SR 204. The study analyzes traffic impacts on the surrounding roadway network 
upon full build-out of the proposed development, which is planned for 2020. The proposed site 
plan is included in Appendix A. 
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EXISTING TRAFFIC CONDITIONS 

The traffic impact study analyzes the current traffic operations along SR 204 in the vicinity of the 
proposed development. Capacity analysis and level of service evaluations of the study 
intersections were conducted for the existing conditions and future conditions with and without 
the proposed development. 

Roadway Conditions 

The roadway network adjacent to the proposed development site was examined to evaluate the 
existing roadway conditions. An aerial of the study area can be seen in Figure 2. 

State Route 204 (SR 204) 

SR 204 is functionally classified as a two-lane-rural major collector which connects residential 
communities within Bryan County to Savannah. It has a posted speed limit of 45 miles per hour 
within the site vicinity. Curb, gutter and sidewalks are not available near the site. 

Wade Carter Road 

Wade Carter Road is a two-lane facility and is classified as a local road. It has a posted speed 
limit of 35 miles per hour and connects to residential driveways along with other local roads. It 
connects to SR 204 in the south and connects to Black Creek Church Road in the north. 

Sadie’s Kitchen Road 

Sadie’s Kitchen Road is a local unpaved road that connects to SR 204 in the north. There is no 
posted speed limit along Sadie’s Kitchen Road and connects to residential driveways. 

Ellabell Loop Road 

Ellabell Loop Road is a local road with a posted speed limit of 25 miles per hour. It connects to 
SR 204 on the west, and on the east, it connects to Porterfield Road. It is a two-lane road that is 
mostly utilized by residential communities. 

Black Creek Church Road 

Black Creek Church Road is functionally classified as a rural major collector. It is a two-lane facility 
with a posted speed limit of 35 miles per hour. It connects to SR 30 in the north and SR 204 in 
the south, where it transitions to Porterfield Road. 

Porterfield Road 

Porterfield Road is a local two-lane road with a posted speed limit of 25 miles per hour. It connects 
to Ellabell Loop Road in the south and SR 204 in the north.  It transitions to Black Creek Church 
Road and Indian Trail Road in the north and south, respectively. 
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Figure 2 Aerial View of Study Area 

Existing Traffic Patterns 

Existing traffic volumes near the site were collected along SR 204 in October 2019 on a typical 
weekday when school was in session. Traffic on this section of SR 204 averages approximately 
3,400 daily vehicle trips. The study analyzes weekday morning and evening peak hour traffic 
conditions on the study intersections near the proposed development. The collected traffic 
volumes were used to determine the traffic distribution for the proposed development, as well as 
to analyze existing and future conditions within the study area. Existing traffic counts are attached 
in Appendix B. The existing A.M. and P.M. peak hour traffic volumes for the study intersections 
are illustrated in Figure 3. 
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Level of Service Methodology 

Intersection capacity analyses were performed using the methodology outlined in the Highway 
Capacity Manual, 6th Edition (HCM). This methodology is the industry standard for the evaluation 
of intersection capacity and delay. To facilitate the analysis, computer software Synchro was 
used. This software conforms to the methodology of the HCM.  

An analysis of peak hour traffic conditions was performed to determine the level of service (LOS) 
at the study intersections. LOS for an intersection is based on vehicular delay at the intersection 
and is a typical measure of effectiveness used to evaluate intersection operations. The HCM 
provides ranges of delay for each LOS definition, spanning from very minimal delays (LOS A) to 
high delays (LOS F). LOS F is considered unacceptable for most drivers. 

For unsignalized intersections, where a stop sign controls side streets or minor streets, the 
criterion for evaluating traffic operations is the LOS for the controlled turning movements at the 
intersection. Methodology from the HCM to determine the delay and LOS for these turning 
movements is based on the following input data: 

• Intersection geometry
• Lane configuration
• Turning movement volumes

Table 1 below indicates the relationship between delay and level of service for unsignalized 
intersections. 

Table 1: Level of Service for Unsignalized Intersections 

Level of Service Control Delay Per Vehicle (sec) 

A ≤10 

B >10 and ≤15

C >15 and ≤25

D >25 and ≤35

E >35 and ≤50

F >50

The 95th percentile queue is another measure in which vehicles expected to queue at an 
intersection are quantified. 

Existing Conditions Level of Service 

Synchro 10 was used to estimate LOS under existing and future conditions using the HCM 
methodology. Left-turning volumes will experience the highest delays at intersections as this 
movement must yield to all other approaching traffic. The results of the existing intersection 
capacity analyses are summarized in Table 2. Detailed results can be seen in Appendix C. 
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Table 2: Existing Level of Service 

Intersection AM Peak Delay (LOS) PM Peak Delay (LOS) 

SR 204 at Wade Carter Road 10 (A) 10 (A) 

SR 204 at Sadie’s Kitchen Road 11(B) 9 (A) 

SR 204 at Ellabell Loop Road 11 (B) 11 (B) 

SR 204 at Black Creek Church Road 11 (B) 12 (B) 

Based on existing conditions, all the study intersections are operating at acceptable levels of 
service during AM and PM peak periods.  

FUTURE CONDITIONS - WITHOUT THE PROPOSED DEVELOPMENT 

In order to assess the traffic impact of the proposed development on the roadway network, traffic 
operations were analyzed and evaluated in the future year 2020 without the proposed 
development (No Build) to compare with the future conditions with the proposed development 
(Build). 

Historical Growth Rates 

To estimate future traffic volumes, the existing traffic volumes were increased to account for 
background traffic growth not related directly to the proposed development. In order to determine 
this average annual growth factor, three nearby Georgia Department of Transportation (GDOT) 
count stations were analyzed. The five-year and ten-year historical traffic trends are shown in 
Table 3.   

Table 3 Growth Rate Based on Historical Data 

Station ID Location 5-Year
Growth Rate 

10-Year
Growth Rate 

029-0187 SR 204 (east of Clarence Smith Road) 3.9% 0.9% 

029-0205 Black Creek Church Road (north of Pine Ridge Road) 1.9% 0.4% 

029-0185 SR 204 (west of Morgan Rd) 2.7% 0.8% 

5-Year and 10-Year Average 2.8% 0.7% 

Average Growth Rate 2.0% 

An average annual growth rate of 2.0% was applied to forecast the background traffic volumes 
for the year 2020. 

Future No Build Traffic Volumes 

The future background traffic volumes were determined by applying the annual exponential 
growth rate over two years to the existing background traffic volumes. Future background traffic 
volume without the traffic from the proposed development is as shown in Figure 4.  
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Future No Build Level of Service 

The future 2020 background traffic volumes were used to determine the level of service for the 
study intersections. The LOS methodology discussed previously was applied to the future 2020 
background traffic volumes to project short term operations at the study area intersections. The 
results of the capacity analysis for the future No-build year are summarized in Table 4, and 
detailed results can be seen in Appendix C. 

Table 4: Future No-Build Level of Service 

Intersection AM Peak Delay (LOS) PM Peak Delay (LOS) 

SR 204 at Wade Carter Road 10 (A) 10 (A) 

SR 204 at Sadie’s Kitchen Road 11 (B) 9 (A) 

SR 204 at Ellabell Loop Road 11 (B) 11 (B) 

SR 204 at Black Creek Church Road 11 (B) 12 (B) 

The data contained in the Table 4 illustrates that the study intersections will continue to operate 
at acceptable overall levels of service in the future without the proposed development. 
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PROPOSED DEVELOPMENT 

The proposed commercial development will include a gas station with 12 vehicle fueling positions, 
a 3,600 SF convenience store, and 7,200 SF of retail space. A single site access is proposed for 
the development on SR 204. The development was analyzed to be completed under one phase 
of construction by 2020. 

Trip Generation 

The expected number of gross trips associated with this development was determined using trip 
generation software. The process estimates trips generated by the proposed land use under the 
Institute of Transportation Engineers (ITE) Trip Generation Manual, 9th Edition, 2012. The 
development will have no internal capture trips, but pass-by trips will be present. Trip generation 
for the proposed development is summarized in Table 5. 

Table 5: Proposed Site Trip Generation 

Land Use Units 
AM Peak Hour PM Peak Hour Daily Traffic 

Enter Exit Total Enter Exit Total Enter Exit Total 

Retail 7200 SF 4 3 7 12 14 26 150 149 299 

Gas Station 
with C-Store 

12 Fueling 
Positions 23 23 46 32 32 64 977 976 1953 

Although an average rate was utilized to conservatively calculate trip generation for the 
development, a lower rate could be used due to its location and traffic in the surrounding area.  

Trip Distribution and Assignment 

The estimated traffic volumes presented in Table 5 were distributed on the adjacent street 
network based on the land use and existing traffic pattern in the area as well as future traffic 
volumes in and around the study area. The site-generated traffic was assigned to the study 
intersections according to the expected trip distribution and typical traffic patterns of the proposed 
land use and location on the roadway network. These traffic volumes are shown in Figure 5. 
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FUTURE CONDITIONS - WITH PROPOSED DEVELOPMENT (BUILD) 

In order to assess the traffic impact of the development, the site generated trips were added to 
the background traffic and the combined volumes were analyzed. 

Future Build Traffic Volumes 

The future build analysis has been conducted in order to determine any impacts associated with 
the full build-out of the proposed development. Based on the site trip distribution and proposed 
site access, the generated peak hour volumes were assigned to the adjacent street network and 
are presented in Figure 6.  

Future Build Level of Service 

The future 2020 background traffic volumes, along with the site generated volumes, were used to 
analyze the impact of the proposed development. The level of service criteria, as discussed in 
prior sections, was applied to the study intersections to determine the impacts of the proposed 
development. Table 6 summarizes the results for the future build conditions, and the detailed 
results can be found in Appendix C. 

Table 6: Future Build Level of Service 

Intersection AM Peak Delay (LOS) PM Peak Delay (LOS) 

SR 204 at Wade Carter Road 10 (A) 11 (B) 

SR 204 at Sadie’s Kitchen Road 11 (B) 10 (A) 

SR 204 at Ellabell Loop Road 11 (B) 11 (B) 

SR 204 at Black Creek Church Road 11 (B) 13 (B) 

SR 204 at Site Access 11 (B) 11 (B) 

The study intersections are expected to continue to operate at the same levels of service as in 
the no-build scenario. The intersection of SR 204 at the site access is expected to operate at an 
acceptable level of service, LOS B in both the AM and PM peak hours. 
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Auxiliary Lane Analysis 

The need for auxiliary lanes was evaluated for the study intersection located on SR 204 at the 
site access. The determination of a right turn lane is based on guidelines found in GDOT’s 
Regulations for Driveway and Encroachment Control Manual. Auxiliary lanes are used on 
approaches to intersections or driveways when the projected traffic volumes exceed minimum 
levels. A right-turn lane is warranted if the site’s daily right turning volume meets or exceeds the 
threshold set in Table 7. 

SR 204’s average daily traffic of approximately 3,400 vehicles and a posted speed limit of 45 
miles per hour sets the threshold to 150 right-turning vehicles per day. Approximately 564 vehicles 
are expected to turn right from the eastbound approach into the proposed development. The 
volume entering the development is higher than the threshold; therefore, a right-turn lane is 
warranted. 

GDOT has set guidelines for determining the need for left-turn lanes and is also described within 
its Regulations for Driveway and Encroachment Control manual. A left-turn lane is warranted if 
the site’s daily left-turning volume meets or exceeds the values found in Table 8 

Table 8: Left-Turn Lane Requirements 

Posted Speed 

2 Lane Routes More than 2 Lanes on Main Road 

ADT ADT 

< 6000 ≥6000 <10000 ≥10000 

35 MPH or Less 300 LTV a day 200 LTV a day 400 LTV a day 300 LTV a day 

40 to 50 MPH 250 LTV a day 175 LTV a day 325 LTV a day 250 LTV a day 

≥55 MPH 200 LTV a day 150 LTV a day 250 LTV a day 200 LTV a day 

SR 204’s average daily traffic of approximately 3,400 vehicles and a posted speed limit of 45 
miles per hour sets the threshold to 250 left-turning vehicles per day. Approximately 564 vehicles 
are expected to turn left from the westbound approach into the proposed development. The 
volume entering the development is higher than the threshold; therefore, a left-turn lane is 
warranted. 

Table 7: Right-Turn Lane Requirements 

Posted Speed 

2 Lane Routes More than 2 Lanes on Main Road 

ADT ADT 

< 6000 ≥6000 <10000 ≥10000 

35 MPH or Less 200 RTV a day 100 RTV a day 200 RTV a day 100 RTV a day 

40 to 50 MPH 150 RTV a day 75 RTV a day 150 RTV a day 75 RTV a day 

55 to 60 MPH 100 RTV a day 50 RTV a day 100 RTV a day 50 RTV a day 

≥65 MPH Always Always Always Always 
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Due to low volumes on SR 204, an auxiliary lane analysis based on the standards set by AASHTO 
and found within the Green Book, A Policy on Geometric Design of Highways and Streets, 6th 
Edition, 2011 were used to determine if a left-turn lane is required. The following table is in the 
Green Book. A left-turn deceleration lane is warranted if the volume per hour for left-turning 
vehicles meets or exceeds the values shown in Table 9. 

Table 9: Guide for Left-Turn Lanes on Two-Lane Highways 

Operating 
Speed (mph) 

Opposing 
Volume 
(veh/hr) 

Advancing Volume (veh/hr) 

5% Left Turns 10% Left 
Turns 

20% Left 
Turns 

30% Left 
Turns 

50 mph 
Operating 

Speed 

800 280 210 165 135 

600 350 260 195 170 

400 430 320 240 210 

200 550 400 300 270 

100 615 445 335 295 

The number of opposing volumes during the AM and PM peak hours is 224 veh/hr and 123 veh/hr, 
respectively, and advancing volume is 112 veh/hr and 249 veh/hr during the AM and PM peak 
hours, respectively. The expected advancing volumes are lower than the required volumes for 
opposing volume of 200 veh/hr and 400 veh/hr with 10% left turning vehicles during A.M. and 
P.M. peak hours. Based on AASHTO standards, a left-turn lane is not warranted.

Impact of Auxiliary Lanes 

Although the site access is on a state route and turn lane thresholds are met per GDOT guidelines, 
the operation of auxiliary lanes along SR 204 at the site access was analyzed. The intersection’s 
operation comparison with and without auxiliary lanes are summarized in Table 10. 

Table 10: Operational Analysis of Auxiliary Lanes 

Intersection AM-Peak 
Delay (LOS) 

PM-Peak 
Delay (LOS) 

95th % Queue 
AM (PM) 

SR 204 at Site Access w/o Auxiliary Lanes 11 (B) 11 (B) 1 vehicle 
(1 vehicle) 

SR 204 at Site Access w/ Auxiliary Lanes 10 (A) 11 (B) 1 vehicle 
(1 vehicle) 

The operational impact of adding auxiliary lanes for site access is minimal. The delay experienced 
on SR 204 is nearly the same with or without the auxiliary lanes. The number of vehicles in the 
queue at the 95th percentile for site access with auxiliary lanes is the same as that for site access 
without the auxiliary lanes. 

INTERSECTION CONTROL EVALUATION 

An Intersection Control Evaluation (ICE) analysis was performed and as part of the analysis, 
feasible intersection controls were identified and analyzed. An analysis of peak hour traffic 
conditions was performed to determine the level of service (LOS) at the study intersection. LOS 
for an intersection is based on vehicular delay at the intersection and is a typical measure of 
effectiveness used to evaluate intersection operations. The ICE tool scores the feasible 
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intersection controls based on project cost, traffic operations, safety analysis, environmental 
impacts, and stakeholder posture. The higher the ICE score, the more preferable the intersection 
control is per the tool. The completed ICE spreadsheet is included in Appendix D. 

The site is located in a rural area. The average daily traffic on SR 204 is close to 3,400 vehicles 
per day. The intersection does not meet signal or all-way stop (AWS) warrants; therefore a 
conventional minor street stop control and right in-right out (RIRO) intersection controls were 
considered for intersection control evaluation (ICE). Since there is no adequate location to make 
a U-Turn downstream, a RIRO is not a feasible intersection control at SR 204 and the site access. 
A waiver request has been prepared for a conventional minor street stop control as it is the only 
feasible intersection control option at SR 204 and the site access.   

FINDINGS 

 The traffic operations at the study intersections were evaluated for the existing year 2019 and 
future year 2020. The study intersections currently operate and are expected to continue to 
operate at acceptable levels of service without the development. The future year 2020 was 
analyzed with the site generated traffic volumes from the proposed development added to the 
future year 2020 background traffic. Based on the findings of the analyses, the study intersections 
will continue to operate at acceptable levels of service, LOS A-B, in the future year 2020 with the 
proposed development. The traffic impact caused by the proposed development on intersection 
operations is minimal.  

An auxiliary lane analysis was conducted at the site access intersection with SR 204 based on 
GDOT and AASHTO guidelines. Based on the findings of the analysis, the volume entering the 
proposed development exceeds GDOT left and right turning vehicle thresholds; therefore, an 
eastbound right-turn deceleration lane and a westbound left-turn lane are warranted. Due to low 
volumes on SR 204, an auxiliary lane analysis based on the standards set by AASHTO was 
performed. Using AASHTO standards, a left-turn auxiliary lane is not warranted along SR 204 at 
the site access based on peak hour volumes.  

The operational analysis of the intersection of SR 204 at the site access with right turn and left 
turn lanes had minimal impact on the site access intersection operations. The intersection will 
continue to operate at the same level of service as it did when evaluated without the auxiliary 
lanes. 

RECOMMENDATIONS 
Based on the findings from the analyses, the proposed gas station development is expected to 
have minimal impact on the study intersections. The study intersections are expected to continue 
to operate at the same level as in the existing year. Auxiliary lanes are warranted along SR 204 
at the site access based on daily volumes, but the left-turn lane is not warranted based on the 
peak hour volumes. The operational impact of the left-turn and right-turn lanes is minimal and the 
intersection will continue to operate at the same level of service with or without the additional turn 
lanes. Based on the analysis, a waiver or variance request from GDOT is recommended.    
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TRAFFIC IMPACT STUDY APPENDICES 

• Appendix A
o Site Plan

• Appendix B
o Traffic Count Summary Sheets

• Appendix C
o Synchro Reports

• Appendix D
o Intersection Control Evaluation
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AR-1 - AGRICULTURAL RESIDENTIAL

AR-1 COND - CONDITIONAL USE

AR-2.5 - AGRICULTURAL RESIDENTIAL

B-1 - NEIGHBORHOOD COMMERCIAL

B-2 - GENERAL COMMERCIAL

B-2 COND - CONDITIONAL USE

BN - NEIGHBORHOOD BUSINESS

MULTI - MULTIPLE ZONES

PUD - PLANNED UNIT DEVELOPMENT

R-1 - SINGLE FAMILY RESIDENTIAL

R-30 - RESIDENTIAL

Present Zoning = AR-1
Requested =  B-1
Acreage= 4 acres

Existing Structure and/or Use of Property:
Residential/Rental Property

Proposed Use:
Commerical (Convenience Store/Retail with Gasoline Pumps)
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None Received
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BRYAN COUNTY BOARD OF COUNTY COMMISSIONERS 

CASE CUP#165-19 

Public Meeting Date: April 7, 2020 

REGARDING THE APPLICATION OF: DHRUV Enterprises, 

LLC requesting a conditional use for property located on 

State Route 204, PIN# 0311-159 and 026-060-03, in 

unincorporated Bryan County, Georgia. The applicant is 

requesting the conditional use for a Service Station. 

Staff Report  

By: Amanda Clement 

Dated: March 31, 2020 

I. Application Summary

Requested Action: Public hearing and consideration of a conditional use application.  The application by 

DHRUV Enterprises, LLC proposes the use for a Service Station on property located on State Route 204, 

PIN# 0311-159 and 026-060-03, in unincorporated Bryan County, Georgia. 

Applicant: DHRUV Enterprises, LLC 
c/o Deepak Bhagat 
8614 White Bluff Road 
Savannah, Ga 31406 

Owner:  Same 

Representative: Carol Bacon Miller 
P.O. Box 796 
Pembroke, Ga 31321 

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 VII. – Conditional Use Districts, Section 702. – Conditions to Approval
of Petition, Bryan County Code of Ordinances
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II. General Information  

1. Application: A conditional use application was submitted by Carol Bacon Miller, on behalf of DHRUV 

Enterprises, LLC on December 30, 2019. After reviewing the application, the Director certified the 

application as being generally complete on February 21, 2020.  

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

A. Legal notice was published in the Bryan County News on March 19, 2020. 

B. Notice was sent to Surrounding Land Owners on March 20, 2020. 

C. The site was posted for Public Hearing on March 18, 2020. 

 

3. Background: The subject properties are located in the southwest corner of the intersection at State 

Route 204 and Sadie’s Kitchen Road.  This site consists of two parcels (PIN# 0311-159 and 026-060-03), 

totaling 5 acres combined.  It is mostly cleared with natural buffers existing along State Route 204, Sadie’s 

Kitchen Road, and the rear property line.  According to the application, the most recent use of the site has 

been as rental property with several mobile homes.   

Parcel # 0311-159 is currently zoned “B-1” Neighborhood Commercial and parcel # 026-060-03 is currently 

zoned “AR-1” Agricultural Residential.  The applicant is seeking an associated rezoning approval for parcel 

026-060-03 to be rezoned to “B-1” Neighborhood Commercial (Z#209-19) to permit the use of the 

property for Retail Stores.  In addition to this, the applicant filed this conditional use permit to allow for a 

Service Station.  The submitted conceptual site plan shows a 3,600 square foot convenience store with 

two regular gas pumps (4 fueling positions) and 1 diesel pump, and 7,200 square feet of retail space.  A 

single site access is proposed along State Route 204 to serve the development. 

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

received at the Bryan County Community Development office on December 30, 2019, unless otherwise 

noted.  

“A” Exhibits- Application: 

A-1 Conditional Use Application  

A-2 Conceptual Site Plan 

 

“B” Exhibits- Agency Comments:  
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B-1 Engineering Director Comments (dated 3-12-2020) 
B-2 Fire Chief Comments (dated 3-12-2020) 
B-3 County Health Director Comments (dated 3-12-2020) 
B-4 Public Works Director Comments (dated 3-13-2020) 
 

“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 Article VII. - Conditional Use Districts, Section 702. - 

Conditions to Approval of Petitions:  

1.  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 Conditional Use District ordinance requires that a conditional use district be 

established only from conditional uses listed within the zoning district. The use of Service Stations, is listed 

as a conditional use for lots zoned “B-1”. 

 

2.  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.  

 

Staff findings:  The submitted conceptual plan proposes 2 regular gas pumps (4 fueling positions) and 1 

diesel gas pump for the retail sale and supply of fuel, and does not propose any other facilities that are 

commonly associated with a Service Station, such as the installation of vehicle parts or the minor repair 
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of vehicles. 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.  These design standards should help mitigate any concerns 

regarding the use as it relates to the aesthetics of the site.  Additionally, if the use as a Service Station is 

limited to the retail sale and supply of fuel only, then other potential nuisances such as noise and the 

accumulation of outdoor storage or junk vehicles - which are often associated with Service Stations - 

should not be a concern.  

IV. Staff Recommendation 

Based on the above findings, staff recommends approval of the conditional use, subject to the following 

condition: 

1. The conditional use approval for a Service Station, shall be for the use of gas pumps for the retail 

sale and supply of fuel, and shall not include the installation of vehicle parts or the minor repair 

of vehicles.  

 
V. Planning & Zoning Commission Recommendation 

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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401



“B” Exhibits – Agency 
Comments 
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Exhibit "B-1"
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Exhibit "B-2"
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Exhibit "B-3"
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Exhibit "B-4"
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“C” Exhibits – Bryan County 
Supplements 
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Conditional Use Requested:
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Exhibit "C-4"
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“D” Exhibits – Public Comment 

None Received
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