Planning Department
Oconee County, Georgia

STAFF REPORT
REZONE CASE #: P22-0011
DATE: March 4, 2022
STAFF REPORT BY: Grace Tuschak, Senior Planner
Monica Davis, Planner
APPLICANT NAME: W&A Engineering
PROPERTY OWNER: Victoria M. Duckworth
LOCATION: 2331 Snows Mill Road
PARCEL SIZE: ±5.16 acres
EXISTING ZONING: AG (Agricultural District)
EXISTING LAND USE: Residential
FUTURE DEVELOPMENT MAP CHARACTER AREA DESIGNATION: Rural Places
ACTION REQUESTED: Rezone the property from AG (Agricultural District) to AR (Agricultural Residential
District) in order to subdivide the property into two ±2.00 acre lots and construct a secondary entrance to Lane
Creek Subdivision.
STAFF RECOMMENDATION: Staff recommends conditional approval of this request
DATE OF SCHEDULED HEARINGS
PLANNING COMMISSION: March 21, 2022
BOARD OF COMMISSIONERS: April 5, 2022

ATTACHMENTS:

Application
Narrative
Architectural Images
Zoning Impact Analysis
Aerial Imagery
Zoning Map
Future Development Map
Plat of Survey
Concept Plan
Entrance Exhibit
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BACKGROUND INFORMATION & FINDINGS OF FACT
HISTORY
 The property has been zoned AG since the original adoption of the zoning map in 1968.
 Two mobile homes were permitted in 1983 and 1992.
SURROUNDING LAND USE AND ZONING

NORTH

EXISTING LAND USES
Single-family residential

EXISTING ZONING
AG (Agricultural District)

SOUTH

Single-family residential/agricultural

AG (Agricultural District) and B-1 (General Business District)

EAST

Vacant/undeveloped, single-family
residential (Lane Creek Subdivision)
Single-family residential

AR (Agricultural Residential District)

WEST

AG (Agricultural District)

PROPOSED DEVELOPMENT
 The applicant proposes to rezone the property from AG to AR in order to provide a second entrance into
the Lane Creek subdivision and build two additional homes as part of Lane Creek Phase V in order to
satisfy a zoning condition of rezone case #1286 for Lane Creek subdivision:
o Condition #5: “The property shall include a minimum of two separate, dedicated, paved public
road entrances which shall connect directly to paved county roads.”
 The applicant proposes to remove the existing two mobile homes, subdivide the property, and build two
single-family homes to be included in Phase V of Lane Creek.
 The proposed houses would be architecturally similar to the existing homes in Lane Creek (see
representative architectural images).
 The houses are estimated to cost $500,000 each. The total project value is estimated to be $1,000,000.
 Construction is estimated to begin in 2022 and be completed in 2023.
PROPOSED TRAFFIC PROJECTIONS



The property has two existing mobile homes; no additional traffic is anticipated from the two proposed lots.
Traffic impacts of adding an entrance to Lane Creek subdivision on Snows Mill Road will require further
evaluation at the time of development in order to determine any necessary transportation improvements.

PUBLIC FACILITIES
Water:



A water line would be extended from Lane Creek Phase V into the proposed lots at the time of
development.
If the proposed lots are developed independent of Lane Creek Subdivision, then individual wells would
be required.

Sewer:
 The proposed lots would be served by private on-site septic systems.
Roads:
 Access to the lots would be along the proposed public road providing access to the Lane Creek
Subdivision.
ENVIRONMENTAL


No 100-year flood plan, jurisdictional wetlands, or state waters are known to exist on the site.
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COMMENTS FROM OTHER DEPARTMENTS & AGENCIES
OCONEE COUNTY PUBLIC WORKS DEPARTMENT


Any driveways constructed for these lots must connect to a public roadway. If proposed road (shown on
the concept plan) is not constructed, then lot 2 will need an access easement to connect to Snows Mill
Road.

OCONEE COUNTY FIRE DEPARTMENT
 No comments
OCONEE COUNTY WATER RESOURCES DEPARTMENT


Suggested condition: The owner, all at owner’s expense, shall construct the improvements required by
the County for public water and public waste water services for subject property and shall convey same
to the County, free of all liens. Said improvements shall include all on-site improvements and such offsite improvements as are required by the County to provide service to subject property.

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

Whether the zoning proposal will permit a use that is suitable in view of the existing uses,
development, and zoning of nearby property.
Nearby lots are predominantly zoned AG or AR and range from 1-5 acre residential lots to larger
agricultural tracts of 20 acres or more. Primary land uses in the area are agricultural and single family
residential. Future Phase V of Lane Creek subdivision would allow for a minimum lot size of 0.68 acres
(provided that usable soils are adequate for septic permitting), in keeping with the previous phases of the
subdivision. Staff holds that the proposed residential lots are suitable view of the existing nearby
development and zoning.

B.

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

C.

The extent to which the zoning proposal promotes the health, safety, morals or general welfare of the
public with consideration to:
i. Population density and effect on community facilities such as streets, schools, water, and sewer;
No change in demand is anticipated for schools, as two dwellings currently exist on the property and
no increase in density is proposed. The proposed secondary entrance to Lane Creek subdivision is
anticipated to generate additional traffic on Snows Mill Road rather than on Rogers Road as previously
approved. A waterline is proposed to be extended from the subdivision to the subject property resulting
in a small additional increase in demand for County water services. No additional demand on sewer
services is anticipated.

D.

ii.

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

iii.

Effect on the existing use, usability and/or value of adjoining property.
The proposed development is in keeping with surrounding uses and is not anticipated to affect the
existing use, usability, and/or value of adjoining property.

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

Consistency of the proposed use with the stated purpose of the zoning district that is being requested.
The AR zoning district is intended “to allow medium rural residential densities and compatible agricultural
activities without encouraging commercial development or multi-family development.” (Unified
Development Code Sec. 205.08). Staff holds that the proposed residential use is consistent with the stated
purpose of the proposed zoning district.

F.

Whether there are other existing or changing conditions or land use patterns affecting the use and
development of the property which give supporting grounds for either approval or disapproval of the
zoning proposal.
Condition no. 5 of rezone 1286 for Lane Creek subdivision required a secondary entrance on a paved
public road. The original location for the secondary entrance was approved on Rogers Road, which is
currently unpaved. Staff holds that the proposed entrance on Snows Mill Road is a more appropriate
location for the secondary subdivision entrance and that this lends supporting grounds for approval of the
zoning proposal.

G. Conformity with or divergence from the Future Development Map or the goals and objectives of the
Oconee County Comprehensive Plan.
The subject property lies within the Rural Places Character Area (2040 Character Areas Map). This
Character Area is a “residential‐agricultural community, which benefits from its scenic rural landscape, with
much of its identity based on its agrarian past while accommodating limited residential growth (2018
Comprehensive Plan p. 31). This Character Area typically supports larger residential lot sizes of 5 acres or
larger, however, the Comprehensive Plan also specifies that in Rural Places, “Important factors in
considering a rezoning include the condition and level of service provided by road access to the property
(higher level of service may support higher density), the location of the property relative to other Character
Areas (Country Estates or Agricultural Preservation), and the existing uses and zoning of other properties in
the area (2018 Comprehensive Plan p. 32). Given that the subject property directly abuts the Country Estates
Character and would connect to a previously approved AR-zoned residential subdivision, staff holds that the
proposal is in conformity Future Development Map and the goals and objectives of the Oconee County
Comprehensive Plan.
H. The availability of adequate sites for the proposed use in districts that permit such use.
It is likely that other AR-zoned properties exist in the County that would permit the requested residential use
and lot size.

STAFF RECOMMENDATION & CONDITIONAL REQUIREMENTS
Based on Board of Commissioners policies, decision-making criteria, and standards outlined in the
development codes of Oconee County, staff recommends conditional approval of this request subject to the
following conditions to be fulfilled at the expense of the owner/developer:
1.

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

2.

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

3.

At its expense, Owner shall make all right of way improvements and shall dedicate all rights of way which
are required by the County after the County’s review of Owner's development plans pursuant to the
County’s ordinances and regulations. All such improvements shall be shown on the preliminary site plan
and site development plans for the project and no development permit shall be issued until Owner has
agreed to such improvements and dedication.

4.

If the proposed lots are developed as part of Lane Creek Subdivision Phase V, no structures shall be
installed within 40 feet of the rear property line of lots 1 and 2. A 20 foot wide vegetated buffer shall be
installed along the rear property line of lots 1 and 2 in keeping with other lots along the perimeter of Lane
Creek Subdivision. Said buffer shall be shown the preliminary plat and site construction plans for Lane
Creek Phase V.
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OCONEE COUNTY ZONING CHANGE APPLICATION
Requested Action:

lHI Rezoning from:

D

AG

to

A -R

D

Special Use Approval for:

Property Owner

W & A Engineering

Address:

Name:

355 Oneta St. D100
Athens, GA

Telephone:

Zoning District

in the

Applicant
Name:

Change in Conditions of Approval for Case# : ___

Victoria M. Duckworth

Address:

(No P. 0. Boxes)

2331 Snows Mill Road
Bogart, GA

706. 310.0400
----------------

(No P.O. Boxes)

Telephone: ----------------

shaines@waengineering.com

Email:

Applicant is (check one):

D

the Property Owner

Applicant's Certification: I hereby certify that the information
contained in and attached to this application is true and correct.

Property
Location:

2331 Snows Mill Road

Bogart, GA 306 22
_ __
-_16

1

current use:

(Physica/Descriplion)

,,,, ""''''''

,1

,,,

,,,

Residential: Manufactured
Homes

A04 006C

Tax Parcel Number:

5
Size (Acres): __

...,,·

Use

Proposed use:

Detached

A_G
_
Current Zoning: __
_

Future Development Map-Character Area Designation:

Residential: Single-Family

Rural Places
---------------------

Attachments (check all that apply)
Iii Property Owner's Authorization (if applicable)

Iii Narrative (Detailed Description of the Request)

Iii Application Fee

Iii Concept Plan

Iii Warranty Deed

D

Iii Typed Legal Description

Attachments to the Concept Plan:
Iii Water and/or Sewer Capacity Letter from OCUD

Iii Plat of Survey

Iii Representative Architecture/Photographs

Iii Disclosures (Interest & Campaign Contributions)

Iii Proof all property taxes paid in full

Iii Zoning Impact Analysis

D

Other Attachments:

.---------------- For Oconee County Staff Use Only -----------------.

s::: Date Received: ____ Date Accepted: ---0

:.:; ORI Transmitted to RDC O Date: ---- 0 N/A

ca

0 Date Submitted: ----- D Findings Complete
a.
Ad: ____
a. Posted: ____ Ad:
<( Application Withdrawn D Date: -------

APPLICATION NUMBER �-----�
s::: Planning Commission
Date: ------0

:.:;

D

Approval

□

Approved

D

With Conditions

D

With Conditions

D

Denial

D

Denied

<C Board of Commissioners Date: -------

Version 06/14/19

2331 Snow’s Mill Road
Rezone from AG to AR
A04 006C
Original Rezone Submittal – January 18, 2022
Revised Narrative Submittal – February 3, 2022

Project Overview
This rezone request to AR is being made in order to subdivide the subject property into two building lots
to accommodate newly constructed, single-family detached homes, which will be included in the
completion of phase five of Lane Creek Subdivision. In addition, this request to rezone is being made to
comply with condition number five of the original Lane Creek rezoning approval (#1286- March, 1999)
which requires: “The Property shall include a minimum of two separate, dedicated, paved public road
entrances which shall connect directly to paved county roads.” If approved, this request would allow for
one of those entrances to be located on Snow’s Mill Road instead of Rogers Road, as originally approved.

Site Description
The subject property is located on the south side of Snow’s Mill Rd. approximately three-quarters of a
mile to the south and west of the intersection of Snow’s Mill Rd. and Lane Creek Rd. The subject property
(Parcel ID: A 04 006C) is 5.16 acres and currently classified as a residential use. According to the Oconee
County Property Appraisal Office, there are currently two manufactured homes located on property
dating from 1983 and 1992.

Current Zoning and Future Development Map
The current zoning for the subject property is AG (Agriculture). Properties adjacent to subject property
are zoned as follows:
North:
East:
South:
West:

AG
AR (Approved phase five of Lane Creek)
AG & B-1
AG

The Character Area designation for the subject parcel on the 2040 Character Area Map is ‘Rural Places’.
The development guidelines described for the Rural Places Character Area identify three factors to
consider for this request:
(1) The condition and level of service provided by road access to the property;
(2) The location of the property relative to Country Estates or Agricultural Preservation Character
Areas, and;
(3) The existing uses and zoning of other properties in the area.
If approved, this request would allow the 5.16-acre subject property to be subdivided into two residential
lots. Approval would also permit the newly created lots, as well as the previously approved Lane Creek
Phase Five, access to Snows Mill Road from the proposed new entrance as shown on the submitted
concept plan.
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Architecture
Typical architecture examples have been provided for the proposed Homes. In general, these new homes
will match the quality and character of the existing homes within the Lane Creek Subdivision with an
estimated average cost of ±$500,000, bringing the total value upon completion to ±$1,000,000. Both
homes will be owned fee-simple. Representative photo examples of the proposed home’s style are below.

Example 1

Example 2

Example 3

Example 4

Example 5

Example 6

Traffic Impacts
Minimal traffic impact is anticipated. Approval of the requested rezoning would result in the replacement
of two mobile homes with two site-built homes. As a result, no volume projections were prepared for this
request. The typical average daily trips (ADT) estimate for a single residential lot is 8 total trips per day
and 1 peak hour trip.

Access and Parking
A second entrance to serve Lane Creek, which includes the previously approved lots in Phase Five, is
proposed along the northeastern portion of the subject property. The subject property is currently served
by a driveway directly off of Snow’s Mill Rd. An exhibit depicting the general location of the improved
access and a connection to serve Phase five is included. The second required entrance was originally
planned to be located on Rogers Rd., which is unpaved. Approval of the request would permit a much
more favorable access location along Snows Mill Road. The original and proposed new entrance locations
can be found on the included concept exhibit.

Water Supply & Sewage Disposal
The subject property is currently served by private well and an on-site septic system. Future development
of the approved Phase Five of Lane Creek subdivision will extend the existing public water lines as depicted
on the concept plan. That extension when completed will allow connection to public water. Both lots will
continue to be served by private on-site septic drain field systems. Estimated GPD (Gallons Per Day) of
water demand for a typical residential use is approximately 150 GPD per bedroom which would range
from 450 to 700 per dwelling depending on each individual floor plan.

Common and Open Space
The area between the subject property’s current northeast property line and the proposed new right-ofway will be combined with the 83.26 acres (tax parcel A 04B 001FD) and utilized as open space owned by
Lane Creek. This portion labeled “Open Space” on the submitted concept plan is not intended to be a
separate or buildable lot of record. The location of any project signage which would identify the
development has not been identified. Any future signage as part of the Lane Creek subdivision will
conform to the applicable regulations of the Oconee County UDC.

Stormwater Drainage
Stormwater management shall comply with all local, state, and federal regulations in effect at time of
construction plan approval.

Impact to School System
There is no impact to the school system since there is no proposed increase or decrease in density.

Tentative Development Schedule:
Q1 2022
Q2-Q3 2022
Q3 2022- Q2 2023
Q3 2023

Rezone Complete
Development Review and LDP Complete
Construction
Completion

STATEMENT OF REQUEST AND LEGAL OBJECTIONS
Victoria M. Duckworth is the owner of property located at 2331 Snows Mill Rd. Bogart, GA
30622.
Under these circumstances, a denial of the Request in question would be unlawful, arbitrary,
capricious, irrational and a manifest abuse of discretion, all in violation of the Fifth Amendment and
Fourteenth Amendment of the Constitution of the United States, and Article I, Section I, Paragraph I and
Article I, Section III, Paragraph I of the Constitution of the State of Georgia.
Denial of the Request would discriminate unfairly between the Appellant and others similarly
situated, in violation of the Fifth Amendment and Fourteenth Amendment of the Constitution of the
United States, and Article I, Section I, Paragraph I and Article I, Section III, Paragraph I of the Constitution
of the State of Georgia.
Denial of the Request would amount to a taking of property, in violation of the Fifth and
Fourteenth Amendment of the Constitution of the United States, and Article I, Section I, Paragraph I,
and Article I, Section III, Paragraph I of the Constitution of the State of Georgia.
For these reasons, we respectfully request Approval of this request.
Respectfully submitted,

Scott A. Haines, PLA, LEEP AP

Director of Landscape Architecture

Zoning Impact Analysis: 2331 Snows Mill Rd.
1) Whether the zoning proposal will permit a use that is suitable in view of the existing uses,
development, and zoning of nearby property. The requested residential use, if approved, would be
compatible with existing nearby residential uses. The proposal would permit the buildout of the final
phase of the previously approved Lane Creek subdivision. With the addition of the 5.16-acre property
at 2331 Snow’s Mill Rd. a second access to an established paved county road is proposed to be
constructed.
2) Whether the property to be rezoned has a reasonable economic use as currently zoned.
As the property is currently in use for two manufactured homes, which are classified as a residential
use, the request to rezone will not alter the use of the property. At the same time, approval would
not permit for any increase in the overall residential density allowed by-right. The proposed lots to be
created by the subdivision of the subject property meet or exceed the county standards for the
proposed zoning district.
3) The extent to which the zoning proposal promotes the health, safety, morals or general welfare of
the public with consideration to:
a) Population density and effect on community facilities such as streets, schools, water and sewer.
If approved, the request to rezone would improve the safety of the previously approved access,
upgrading it from an emergency only easement to a roadway that meets current county
standards.
b) Environmental impact. No environmental impacts would result from the approval of this
rezoning, as proposed.
c) Effect on the existing use, usability and/or value of adjoining property. New construction and
upgraded access will increase the value of the subject and surrounding properties.
4) The length of time the property has been vacant as zoned, considered in the context of land
development in the vicinity of the property. The property is currently in residential use. According to
the Oconee County Property Appraisal Office, there are currently two manufactured homes located
on the subject property.
5) Consistency of the proposed use with the stated purpose of the zoning district that is being
requested. The proposed use is single-family residential, and is classified as permitted by-right in the
AR district.
6) Whether there are other existing or changing conditions or land use patterns affecting the use and
development of the property which give supporting grounds for either approval or disapproval of
the zoning proposal. The existing zoning of the adjacent 83.26-acre parcel and its designation as the
approved phase five of Lane Creek
7) Conformity with or divergence from the Future Development Map or the goals and objectives of
the Oconee County Comprehensive Plan. The Character Area map designates the subject property as
‘Rural Places’. The intent is to combine the subject property with the adjacent parcel, which is
designated as Country Estates, and to develop single-family residential uses. The target density of the
proposed rezoning is described as appropriate for the guidelines outlined for properties identified as
Country Estates.
8) The availability of adequate sites for the proposed use in districts that permit such use. There are
other available sites within the requested district, however, this request, if approved would not permit
uses that are not allowed as currently zoned.

Zoning Impact Analysis: 2331 Snows Mill Rd.
1) Whether the zoning proposal will permit a use that is suitable in view of the existing uses,
development, and zoning of nearby property. The requested residential use, if approved, would be
compatible with existing nearby residential uses. The proposal would permit the buildout of the final
phase of the previously approved Lane Creek subdivision. With the addition of the 5.16‐acre property
at 2331 Snow’s Mill Rd. a second access to an established paved county road is proposed to be
constructed.
2) Whether the property to be rezoned has a reasonable economic use as currently zoned.
As the property is currently in use for two manufactured homes, which are classified as a residential
use, the request to rezone will not alter the use of the property. At the same time, approval would
not permit for any increase in the overall residential density allowed by‐right. The proposed lots to be
created by the subdivision of the subject property meet or exceed the county standards for the
proposed zoning district.
3) The extent to which the zoning proposal promotes the health, safety, morals or general welfare of
the public with consideration to:
a) Population density and effect on community facilities such as streets, schools, water and sewer.
If approved, the request to rezone would improve the safety of the previously approved access,
upgrading it from an emergency only easement to a roadway that meets current county
standards.
b) Environmental impact. No environmental impacts would result from the approval of this
rezoning, as proposed.
c) Effect on the existing use, usability and/or value of adjoining property. New construction and
upgraded access will increase the value of the subject and surrounding properties.
4) The length of time the property has been vacant as zoned, considered in the context of land
development in the vicinity of the property. The property is currently in residential use. According to
the Oconee County Property Appraisal Office, there are currently two manufactured homes located
on the subject property.
5) Consistency of the proposed use with the stated purpose of the zoning district that is being
requested. The proposed use is single‐family residential, and is classified as permitted by‐right in the
AR district.
6) Whether there are other existing or changing conditions or land use patterns affecting the use and
development of the property which give supporting grounds for either approval or disapproval of
the zoning proposal. The existing zoning of the adjacent 83.26‐acre parcel and its designation as the
approved phase five of Lane Creek
7) Conformity with or divergence from the Future Development Map or the goals and objectives of
the Oconee County Comprehensive Plan. The Character Area map designates the subject property as
‘Rural Places’. The intent is to combine the subject property with the adjacent parcel, which is
designated as Country Estates, and to develop single‐family residential uses. The target density of the
proposed rezoning is described as appropriate for the guidelines outlined for properties identified as
Country Estates.
8) The availability of adequate sites for the proposed use in districts that permit such use. There are
other available sites within the requested district, however, this request, if approved would not permit
uses that are not allowed as currently zoned.
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