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Planning Department 

Oconee County, Georgia 

STAFF REPORT 

 

REZONE CASE #: P22-0085 

 

DATE: April 8, 2022 

 

STAFF REPORT BY: Grace Tuschak, Senior Planner 

                                       Monica Davis, Planner 

   

APPLICANT NAME: Pittman Engineering, PC   

                                         

PROPERTY OWNER: DGDF Holdings, LLC 

 

LOCATION: 1101 Cliff Dawson Road  

 

PARCEL SIZE: ±4.47 acres 

 

EXISTING ZONING: AR (Agricultural Residential) & AG (Agricultural District) 

 

EXISTING LAND USE: Undeveloped 

 

FUTURE DEVELOPMENT MAP CHARACTER AREA DESIGNATION: Suburban Neighborhood 

 

ACTION REQUESTED:  Rezone the property from AG and AR to AR in order to subdivide the property into 

two single-family residential lots. 

 

STAFF RECOMMENDATION: Staff recommends conditional approval of this request 

 

DATE OF SCHEDULED HEARINGS 

 

PLANNING COMMISSION: July 18, 2022 

BOARD OF COMMISSIONERS: August 2, 2022  

 

ATTACHMENTS: Application  

Narrative and Architectural Images  

Zoning Impact Analysis 

 Aerial Imagery 

 Zoning Map 

 Future Development Map 

 Plat of Survey 

 Concept Plan 
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BACKGROUND INFORMATION & FINDINGS OF FACT 

  

HISTORY  

• A portion of the property has been zoned AG since the original adoption of the zoning map in 1968. The 

remaining portion of the property was rezoned on 4/01/1969 from AG to AR.  

 

SURROUNDING LAND USE AND ZONING 

 

 EXISTING LAND USES EXISTING ZONING 
NORTH Single-family residential AG and AR   

SOUTH Commercial/office space OIP (Office Institutional Professional District) 

EAST Pasture/agritourism/single-family 

residential 

AG and AR  

WEST Single-family residential R-1 (Single-Family Residential District) 

 

PROPOSED DEVELOPMENT 

• The applicant proposes to rezone the property from AG and AR to AR in order to subdivide the property 

into two ±2.23 acre lots and build a single-family dwelling on each lot 

• The proposed dwellings would be approximately 2,000 to 2,400 square feet 

o The proposed architectural design would be a modern farmhouse/French country style 

o The exterior materials would be cementious plank siding or masonry construction (see 

architectural images) 

• Construction would begin in late 2022 or early 2023 

• The estimated project valuation is $1.5 million 

 

PROPOSED TRAFFIC PROJECTIONS  

• An additional 20 average daily trips are estimated with 2 AM peak hours and 2 PM peak hours (Trip 

Generation, 10th Edition) 

PUBLIC FACILITIES  

Water: 

• The property is proposed to utilize County water services 

• The Water Resources Department has indicated in a letter dated 05/11/2022 that potable water is 

available at this location 

 

Sewer: 

• A private septic system would serve each tract 

Roads:   

•  Each tract would be served by an individual driveway accessed from Cliff Dawson Road 

  

ENVIRONMENTAL 

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

 

COMMENTS FROM OTHER DEPARTMENTS & AGENCIES 

 
OCONEE COUNTY PUBLIC WORKS DEPARTMENT 

• No comments 

 

OCONEE COUNTY FIRE DEPARTMENT 

• No comments 
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OCONEE COUNTY WATER RESOURCES DEPARTMENT 

• Suggested condition: All at the owner's expense, the owner shall construct the improvements required 

by the County for public water and public wastewater services for the subject property and convey the 

same to the County, free of all liens. Said improvements shall include all on-site and off-site 

improvements as required by the County to provide service to the 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, AR, OIP, or R-1 and are primarily single family residential lots 

of 2 acres or less. Primary land uses in the area are single family residential and agricultural. 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 residential purposes as currently zoned. 

 

C. The extent to which the zoning proposal promotes the health, safety, morals or general welfare of the 

public with consideration to: 

i. Population density and effect on community facilities such as streets, schools, water, and sewer; 

A small increase in demand for community facilities is anticipated from the creation of one additional 

residential lot. No impact on sewer services is anticipated due to utilization of private septic systems. 

 

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 residential lots are in keeping with surrounding uses and are not anticipated to affect the 

existing use, usability, and/or value of adjoining property.  

 

D. The length of time the property has been vacant as zoned, considered in the context of land 

development in the vicinity of the property.  

The existing residence was demolished in 2021; it is unknown how long the property was vacant prior to 

demolition.  

 

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. 205.03). Staff holds that the proposed residential lots are consistent with the stated 

purpose of the proposed zoning district.     

 

F. Whether there are other existing or changing conditions or land use patterns affecting the use and 

development of the property which give supporting grounds for either approval or disapproval of the 

zoning proposal. 

Staff finds no other existing or changing conditions which give supporting grounds for either approval or 

disapproval of the zoning proposal.     

 

G. Conformity with or divergence from the Future Development Map or the goals and objectives of the 

Oconee County Comprehensive Plan. 

The subject property lies within the Suburban Neighborhood Character Area as shown on the 2040 

Character Areas Map. The 2018 Comprehensive Plan describes this Character Area as containing 

“pedestrian-friendly residential neighborhoods with primarily large, single-family lots” (2018 

Comprehensive Plan p. 36). The AR zoning district with a two acre minimum lot size is considered 

appropriate for the Character Area (2018 Comprehensive Plan p. 38). Staff holds that the proposed lots are 

https://oconeecounty.com/DocumentCenter/View/351/Article-2---Use-of-Land-and-Structures-PDF
https://oconeecounty.com/DocumentCenter/View/351/Article-2---Use-of-Land-and-Structures-PDF
https://oconeecounty.com/DocumentCenter/View/5958/Oconee_CharAreas_11x17_06152018
https://oconeecounty.com/DocumentCenter/View/5958/Oconee_CharAreas_11x17_06152018
https://oconeecounty.com/DocumentCenter/View/6834/Oconee-County-Joint-Comprehensive-Plan-Update?bidId=
https://oconeecounty.com/DocumentCenter/View/6834/Oconee-County-Joint-Comprehensive-Plan-Update?bidId=
https://oconeecounty.com/DocumentCenter/View/6834/Oconee-County-Joint-Comprehensive-Plan-Update?bidId=
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in conformity with the Future Development Map and the goals and objectives of the Oconee County 

Comprehensive Plan. 

 

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

It is likely that other 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. All at the owner's expense, the owner shall construct the improvements required by the County for public 

water and public wastewater services for the subject property and convey the same to the County, free of 

all liens. Said improvements shall include all on-site and off-site improvements as required by the County 

to provide service to the subject property 





1101 CLIFF DAWSON ROAD 

REZONE SUBMITTED 04/18/2022  

GENERAL DATA 

Property Address:  1101 CLIFF DAWSON ROAD 
Parcel:  C 02 037I 
Owner:  DGDF HOLDINGS, LLC 
Existing Zoning:  AG&AR (SPLIT ZONED) 
Proposed Zoning:  AR 
Existing Use:  Single-Family Residential  
Proposed Use:  Single-Family Residential 
Property Area:  4.47 acres 
Rezone Area: 4.47 acres 
 
ADJACENT LAND USES AND ZONING 

North – Residential Lots (R-1 & AG) 
West – Residential Lots (R-1) 
South – Residential Lot (R-1) and Office (OIP) 
East – Cliff Dawson Road 
 
OWNERSHIP TYPE 

The development will be fee simple ownership. 

SITE NARRATIVE 

The property is 4.47 acres and is currently zoned AR & AG and has a single-family residence.  The 
property owner is DGDF Holdings, LLC.  The owner is seeking to rezone the property from AR & AG to AR 
to create one additional single-family lot. 

SITE DESCRIPTION 

The property is located at 1101 Cliff Dawson Road.  The Character Area for the property and its 
surrounding properties is identified as ‘Suburban Neighborhood’ according to the Oconee Future 
Development Map. 

The property consists of an empty tract where a home used to be.  The home is no longer there.   

PROPOSED USE 

The proposed use of the property is for 2 single-family residential lots.  Homes will range in size from 
approximately 2,000 sf. to 2,400 sf. The proposed architectural design theme is a modern farmhouse to 
French country styling.  Predominant exterior materials will be cementitious plank siding or masonry 
construction.  See attached representative architecture photographs of the proposed structures.  

 

ACCESS 

Access will be via individual driveways from Cliff Dawson Road. 



TRAFFIC IMPACT 

Per the Institute of Transportation Engineers, Trip Generation, 10th Edition (ITE Manual), the proposed 
development does not generate the 1,000 trips per day that is required to trigger a Traffic Impact 
Analysis.  Trip Generation Data is as follows: 

Land Use Intensity Daily  AM Peak 
PM 
Peak 

Single Family Detached Housing 
(210) 2 18 2 2 

   

WATER SUPPLY 

Water will be provided by Oconee County Water Resources.  An 8” water main exists in the right-of-way 
of Cliff Dawson Road.  Estimated water usage is 540 gpd. 
 
SEWAGE DISPOSAL 

Conventional septic tanks and drain-fields are proposed for the individual lots.  A soil survey will be 
conducted by a licensed soil scientist before the parcel is subdivided. 

GARBAGE COLLECTION 

Garbage collection will be handled by private contractor service.   

UTILITIES 

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

STORMWATER MANAGEMENT AND DRAINAGE 

Stormwater Management is not required due to this being an administrative subdivision. 

IMPACT TO SCHOOL SYSTEM 

It is anticipated that there will be minimum impact to the school system from this development due to 
the limited number of lots proposed.   

PROJECT SCHEDULE 

Once zoning is approved in approximately August 2022 then the additional lot will be created and 
construction on the 2 homes will be begin in late 2022 or early 2023. 

BUFFERS 

No buffers are required by the OC-UDC.   

ESTIMATED VALUE OF PROJECT 

The complete buildout of the project is estimated to be $1.5 Million. 

REPRESENTATIVE ARCHITECTURE 







 



ZONING IMPACT ANALYSIS  

Rezone Consideration Standards 

1101 Cliff Dawson Road - Residential Development 

  

A. Consider whether the zoning proposal will permit a use that is suitable in view of the existing uses, 
development, and zoning of nearby property:  

The proposed use and zoning is suitable given the site’s location.  The property is currently zoned AG & 
AR for agricultural/residential uses.  Existing uses and zonings in the immediate vicinity are residential 
and OIP.  Lots of similar sizes already exist in the vicinity.  There are multiple AR and R1 zoned parcels in 
the vicinity. 

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

Under the existing AG & AR zoning classification, the property has a reasonable economic use as 
currently zoned, although minimal.  Residential lots and uses are allowed under the AG zoning 
classification; however, the property must be rezoned in order to allow the development of the property 
into two residential lots.  

C. Consider the extent to which the zoning proposal promotes the health, safety, morals or general 
welfare of the public with consideration to:   

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

Roads presently serving the site and the general area will experience minimum impact.  The project is 
proposed to be on County water and utilize septic systems onsite.  A water main exists in the right-of-
way of Cliff Dawson Road.  Due to the nature of the project, there will be an increase in children in the 
school system, although not significant since only 2 lots are proposed.   

(2) Environmental impact:    

There will be no quantifiable environmental impact with the net gain of one buildable lot. 

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

No negative effects are anticipated on adjoining property values.  Lots of similar sizes already exist in the 
vicinity. 

 D. Consider the length of time the property has been vacant as zoned, considered in the context of 
land development in the vicinity of the property:   

The property has been zoned AG & AR since the initiation of zoning classifications in Oconee County.   
Current trends in this area of the county have been predominantly toward residential developments.   

 E.  Consider the consistency of the proposed use with the stated purpose of the zoning district that is 
being requested:   



The purpose of the requested AR zoning is consistent with the proposed use for the property and is 
consistent with the OC Comp Plan. 

 F. Consider whether there are other existing or changing conditions or land use patterns affecting the 
use and development of the property which give supporting grounds for either approval or 
disapproval of the zoning proposal:   

The development patterns in the area have been primarily for residential developments with approved 
subdivisions along Cliff Dawson Road. 

G. Consider the conformity with or divergence from the Future Development Map or the goals and 
objectives of the Oconee County Comprehensive Plan:  

The Character Areas Map illustrates the property as Suburban Neighborhood.  The Suburban 
Neighborhood Character Area is described as an area with single-family subdivisions.  Areas within this 
Character Area are lands that are undeveloped but rarely or no longer in agricultural production or have 
been developed as subdivisions. This Character Area provides a transition between the more rural areas 
of the county and traditional suburban residential development and provides an “edge” between the 
urban and rural fringe. 

Development strategies include:  retaining and conserving the low-intensity character in the area with a 
residential density of 1 to 2 acres per dwelling unit (DU). 

Development guidelines within the unincorporated areas of the county include Agricultural Residential 
Two Acre Lot subdivisions. 

Recognizing the Character Areas Map as a guide, and that the Suburban Neighborhood Character Area 
development guidelines allow for two acre lot residential subdivisions, then the AR zoning and proposed 
subdivision are consistent with the Character Areas Map and is in keeping with the goals and objectives 
of the Oconee County Comprehensive Plan.  

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

Currently there are no sites available with the unique character and location of the subject property in 
the vicinity.  There are no sites that are currently zoned AR that are not built on in the immediate area.   
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N/F

J.DOHERTY PROPERTIES, LLC.

PARCEL # C 02AH001

ZONED OIP

D.B. 1428 PAGE 560

P.B. 36 PAGE 161

N/F

LOT 5 BLOCK "D" SECTION 2

W
INDY CREEK SUBDIVISION

EDM
ONDS

PARCEL # B 04D 005D

ZONED R-1

D.B. 836 PAGE 527

P.B. 23 PAGE 273

N/F

LOT 7 BLOCK "D"

W
INDY CREEK SUBDIVISION

HAGLER

PARCEL # B 04D 007D

ZONED R-1

D.B. 1680 PAGE 451

P.B. 9 PAGE 287

P.B. 26 PAGE 177

N/F

LOT 8 BLOCK "D"
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REZONE
CONCEPT

PLAN

VICINITY MAP - NOT TO SCALE

MARS HILL
RD.

CLIFF DAWSON
RD.

SITE

SERVICE PROVIDERS

SITE DRAINAGE
NO STORMWATER MANAGEMENT IS REQUIRED FOR THIS PROPERTY AS THIS
WILL BE AN ADMINISTRATIVE SUBDIVISION.

REZONE CONCEPT PLAN NOTES
PROPERTY OWNER:

DGDF HOLDINGS, LLC
PO BOX 290
WATKINSVILLE GEORGIA 30677
ATTN: JOHN HADDEN, 706.340.8835

DEVELOPER:
DGDF HOLDINGS, LLC
PO BOX 290
WATKINSVILLE, GEORGIA 30677
ATTN: JOHN HADDEN, 706.340.8835

AUTHORIZED AGENT:
PITTMAN ENGINEERING, PC
PO BOX 1023
WATKINSVILLE , GEORGIA 30677
706.340.5599

PHYSICAL ADDRESS: 1101 CLIFF DAWSON ROAD

TAX PARCEL: C 02 037I

TOTAL PROJECT ACREAGE:  4.47 ACRES (4,080,845.88 SF.)

CONTOUR INTERVAL:  2' OCONEE COUNTY GIS TOPO

BOUNDARY SURVEY: THIS DRAWING WAS PREPARED USING A BASELINE
SURVEY FOR DGDF HOLDINGS LLC, DATED 05.07.2021.

EXISTING ZONING:  AG & AR

PROPOSED ZONING:  AR

EXISTING USE:  UNDEVELOPED

PROPOSED USE:  SINGLE-FAMILY RESIDENTIAL

FLOOD PLAIN: SUBJECT PROPERTIES DOES NOT LIE WITHIN FLOODPLAIN PER
FEMA FLOOD MAPS.

THERE ARE  NO STATE WATERS ONSITE, OR WITHIN 200' OF THE SITE.

THERE ARE NO WETLANDS DELINEATED ON SITE.

PROJECT DATA
1. ALL EXISTING UTILITIES AS ILLUSTRATED ON THE PLAN ARE

APPROXIMATELY LOCATED.
2. ALL PROPOSED UTILITIES AS ILLUSTRATED ON THE PLAN SHALL BE

LOCATED WITHIN UTILITY EASEMENTS AS APPLICABLE.
3. STORM WATER MANAGEMENT SHALL BE IN ACCORDANCE WITH ALL

COUNTY, STATE, AND OTHER APPLICABLE ORDINANCES AND
REGULATIONS IN EFFECT AT THE TIME OF SITE DEVELOPMENT PLAN
APPROVAL.

WATER:  OCONEE COUNTY WATER RESOURCES DEPARTMENT
SEWAGE DISPOSAL:  INDIVIDUAL SEPTIC TANKS AND DRAINFIELDS
ELECTRIC:  WALTON EMC
COMMUNICATION:  AT&T ATHENS & CHARTER COMMUNICATIONS
GAS:  ATLANTA GAS LIGHT COMPANY
SOLID WASTE:  BY PRIVATE CONTRACT

AR ZONING REGULATIONS
MINIMUM LOT AREA:  2.00 AC.
MINIMUM LOT WIDTH:  150'
MINIMUM FRONT YARD:  30'
MINIMUM SIDE YARD:  15'
MINIMUM REAR YARD:  40'
MAXIMUM BUILDING HEIGHT:  40'
MAXIMUM LOT COVERAGE:  0%

DEVELOPMENT DATA
TOTAL PROJECT ACREAGE: 4.47 ACRES (4,080,845.88 SF.)
REZONE ACREAGE:  4.47 ACRES (574,771 SF.)
NET SITE ACREAGE:  4.47 ACRES (574,771 SF.)
TOTAL AREA OF RESIDENTIAL LOTS:  4.47 AC.
TOTAL NUMBER OF RESIDENTIAL LOTS: 2
PROJECT DENSITY:  0.4474 LOTS PER AC.
AVERAGE LOT SIZE:  2.235 AC.
SMALLEST LOT SIZE:  2.234 AC. - LOT #2
LARGEST LOT SIZE:  2.235 AC.- LOT #1
MINIMUM HOME SIZE:  2,000 SF.

LOT ACREAGES ARE PROVIDED FOR REZONING PURPOSES ONLY, SEE FINAL
PLAT FOR EXACT ACREAGES.  FINAL LOT SIZES COULD VARY AS LONG AS THEY
ARE MINIMUM 2.0 ACRES EACH.
LOT DIMENSIONS ARE PROVIDED FOR REZONING PURPOSES ONLY, SEE FINAL
PLAT FOR EXACT METES AND BOUNDS.

COVERAGE DATA
NOTE:  THE FOLLOWING AREAS ARE ESTIMATES ONLY AND ARE BASED ON A

MINIMUM HOME SIZE OF 2,000 SF., AN AVERAGE 6,000 SF. IMPERVIOUS
AREA, AND 15,000 SF. DISTURBED AREA ESTIMATED PER LOT.

1. STRUCTURES - 4,000 SF. (2.05% OF NET SITE)
2. STREETS, ROADS, AND ALLEYS - 0.0 SF. (0.0% OF NET SITE)
3. LANDSCAPING - 18,000 SF. (9.24% OF NET SITE)
4. DRIVEWAYS AND PARKING AREAS - 12,000 SF. (6.16% OF NET SITE)

DRIVEWAYS & PARKING PADS


