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Planning and Code Enforcement Department 
Oconee County, Georgia 

STAFF REPORT 
 
SPECIAL USE CASE NO. P22-0176 
 
DATE: October 5, 2022 
 
STAFF REPORT BY: Guy Herring (Director of Planning and 

Code Enforcement) 
 
APPLICANT NAME: New Cingular Wireless PCS, LLC 
 
PROPERTY OWNER: Fred Simonton 
 
LOCATION: Fambrough Bridge Road (C-09-006)  
 
PARCEL SIZE: ±127.34 acres 
 
EXISTING ZONING: AG (Agricultural District)  
 
2040 CHARACTER AREAS MAP: Agricultural Preservation 
 
EXISTING LAND USE: Agricultural timberland  
 
SPECIAL USE REQUESTED: Special use approval for a cell tower 
 
REQUEST SUMMARY: The applicant is requesting a special use permit to construct a cell tower in the AG zoning 
district with a landscaping waiver request due to the remote agricultural and rural location.   
 
STAFF RECOMMENDATION: Staff recommends conditional approval of this request.  

DATE OF SCHEDULED HEARINGS 
 
PLANNING COMMISSION: October 17, 2022 

BOARD OF COMMISSIONERS: November 1, 2022 

 
ATTACHMENTS: Application 
  Narrative  
  Special Use Impact Analysis 

  Plats of Survey 
Concept Plan 
NEPA Report 
FCC and FAA Reports 
Environmental Assessment Report 
Inventory of Existing Cell Tower Sites 
Structural Reports 
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BACKGROUND INFORMATION & FINDINGS OF FACT 
 
HISTORY 

• The subject property is zoned AG and has been owned by the current owner since 2003. The parcel consists 
of open land and woodlands.  

• There are no previous special use permits for the subject site.  
 

SURROUNDING LAND USE AND ZONING 

 EXISTING LAND USES EXISTING ZONING 
NORTH Undeveloped/wooded AG (Agricultural)  
SOUTH Residential agricultural timberland, 

undeveloped/wooded 
AG (Agricultural) 

EAST Undeveloped/wooded AG (Agricultural) 
WEST Undeveloped/wooded, residential agricultural 

timberland 
AG (Agricultural) 

 

PROPOSED PROJECT DESCRIPTION 

• The applicant is requesting a special use permit to install a cell tower with an access road on 0.3306 acres of 
the 127.34-acre property.  

• The applicant intends to lease the space for the tower and access. 
• The proposed cell tower is a 199’ monopole cell tower comprised of galvanized steel. The applicant asserts 

this height is the minimum height necessary to provide adequate communications service.  
• AT&T selected this location for a tower needed to deploy a FirstNet carrier to aid first responders. The current 

coverage in the area is not adequate without a new tower to increase coverage.   
• The estimated value of the proposed improvements is unknown. 
• Landscaping waiver request per UDC Section 335.05.g.6. due to the remote agricultural and rural location of 

the proposed site.  
 

PUBLIC FACILITIES  

Water: 

• There will be no need for water service on the site and water lines are not proposed.  
 
Sewer: 

• There will be no need for sewer service on the site and sewer lines are not proposed. 
 

Roads: 
• The site will be accessed from an existing permanent access off Fambrough Bridge Road. No additional 

access points or road improvements are proposed.  
 

TRAFFIC PROJECTIONS 
• There is minimal projected impact to traffic as part of this Special Use permit request. The applicant 

expects a maximum of 5 trips a month to the site for maintenance needs.  
 

ENVIRONMENTAL 

• No 100-Year Flood Plain is located on the site. 
• No Jurisdictional Wetlands areas are located on the site.  
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COMMENTS FROM OTHER DEPARTMENTS & AGENCIES 
Water Resources Department: 

• No comments 
 

Public Works Department: 
• No comments 

 
Fire Department: 

• No comments 
 

 
STAFF ANALYSIS 
THE ANALYSIS OF THE APPLICATION IS MADE BASED UPON THE “STANDARDS FOR SPECIAL USE 
CONSIDERATION” AS SET FORTH IN SECTION 1207.02 OF THE OCONEE COUNTY UNIFIED 
DEVELOPMENT CODE. 
 
A. Will the proposed special use be consistent with the stated purpose of the zoning district in which it will be 

located?  
Freestanding towers over 100 feet in height are allowed in AG per Special Use permit. The AG zoning district 
is intended to preserve rural landscapes, discourage the subdivision of prime agricultural lands, and minimize 
requirements for public services such as schools, fire protection, transportation improvements, and waste 
disposal. The proposed special use will not create any additional lots, nor will it necessitate additional County 
services or greatly interfere with the rural character of the area. Staff holds that the proposed special use is 
consistent with the stated purpose of the AG zoning district. 
 

B. Is the proposed special use compatible with the goals, objectives, purpose, and intent of the 
Comprehensive Plan?  
The subject portion of the property lies within with the character area of Agricultural Preservation, as shown on 
the 2040 Future Development Map. The Agricultural Preservation character area is intended for lands in row 
crops, hay fields, or in pasture; woodlands and areas under forestry management; commercial wholesale 
nurseries; sparsely settled homes on individual tracts; and areas of sensitive natural resources. The 2018 
Comprehensive Plan Update lists semi-public and institutional uses as compatible secondary land uses in the 
Agricultural Preservation character area. Staff holds that the proposed special use is compatible with the goals, 
objectives, purpose, and intent of the Comprehensive Plan as a proposed use that will support the surrounding 
rural uses and lifestyle.  

 
C. Will the establishment of the special use impede the normal and orderly development of surrounding 

property for uses predominate in the area?  
Predominant uses in the immediate vicinity of the subject property are residential, agricultural timberland and 
undeveloped wooded land. The proposed cell tower should not impede the normal and orderly development of 
surrounding property as the tower site is located away from nearby residential structures. The closest residential 
structure is approximately 878 feet from the proposed cell tower site. 

 
D. Is the location and character of the proposed special use consistent with a desirable pattern of development 

for the locality in general? 
Based on the Character Area designation of Agricultural Preservation (see above), a desirable pattern of 
development for the area would be a composition of “open land and active agricultural production of food  
crops, fiber crops, animal feed, poultry, livestock, and commercial timber production” along with sparsely 
distributed homes. While the proposed use does not directly fit with the desired uses, the proposed cell tower 
will provide cell service in a location that needs more cell coverage according to the RF Affidavit memo 
provided with the application. Furthermore, the selected site is a large site of 127.34 acres with setbacks larger 
than required.  
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E. Is or will the type of street providing access to the use be adequate to serve the proposed special use?  
Yes, the access from Fambrough Bridge Road is expected to be adequate as no traffic increases are projected 
for the proposed special use. 

 
F. Is or will access into and out of the property be adequate to provide for traffic and pedestrian safety, the 

anticipated volume of traffic flow, and access by emergency vehicles?  
No traffic increases are projected as a result of the proposed special use. The site plan proposes a 12-foot gravel 
drive in a 30-foot-wide easement to be constructed to provide direct ingress/egress from Fambrough Bridge 
Road to the tower site. Repairs and improvements to the road will be made as necessary. The existing access 
point from Fambrough Bridge Road should be adequate to provide for traffic/pedestrian safety, the anticipated 
volume of traffic, and access by emergency vehicles.  
 

G. Are or will public facilities such as schools, water or sewer utilities, and police or fire protection be 
adequate to serve the special use?  
The special use request does not require additional County water or sewer services; impact to police and fire 
protection services should be minimal. The tower will be unmanned and only monthly maintenance visits are 
anticipated. Staff holds that public facilities should be adequate to serve this special use.  
 

H. Are or will refuse, service, parking and loading areas on the property be located or screened to protect 
other properties in the area from such adverse effects as noise, light, glare, and odor? 
The tower will be set back approximately 620 feet from Fambrough Bridge Road, 500 feet from the western 
property line, 1570 feet from the eastern property line, and 2,597 feet from the southern property line. The tower 
will not have lighting per the FAA Aeronautical Study included in the application. The newly acquired acreage 
will be subject to Sec. 335.05 requirements for providing a landscape buffer of not less than 20 feet wide for a 
tower more than 150 feet tall. This should provide adequate screening to protect adjacent properties in the area 
from any adverse impacts. However, the applicant has requested that the proposed landscape buffer requirements 
be waived.  
 

I. Will the hours and manner of operation of the special use have no adverse effects on other properties in 
the area?  
The proposed cell tower special use will not have regular hours of operation and should not adversely impact 
nearby properties. The applicant expects a maximum of 5 trips a month to the site for maintenance needs, 
excluding emergencies.  
 

J. Will the height, size, or location of the buildings or other structures on the property be compatible with the 
height, size or location of buildings or other structures on neighboring properties?  
The proposed tower is 199 feet high in total, which includes the tower height (195 ft) and attached lighting rod (4 
ft). The closest residential structure is approximately 878 feet from the proposed cell tower site with the second 
closest residential structure located approximately 2,180 feet away. Due to the large distances between the cell 
tower and neighboring structures on other properties, staff believes the cell tower to be compatible with the 
surrounding area.  

 
 

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 approval of the present special use request. Staff 
recommends it be subject to the following conditions to be fulfilled by the developer/owner at his/her expense:  
 

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. 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. 
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3. Approval of the landscape buffer waiver due to the remote agricultural and rural location of the site.  
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