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You Are Why We Are Here


FRANKLIN COUNTY 

BOARD OF COMMISSIONERS
PUBLIC HEARING MEETING SUMMARY MINUTES- DRAFT
June 7th, 2021
5:00 P.M.
Present:
  Chairman Jason K. Macomson  



  District 1 Commissioner Robert Franklin


 
  District 2 Commissioner Kyle Foster 

  
  District 3 Commissioner Ryan Swails

             
  District 4 Commissioner Eddie Wester 
Media:  
  Shane Scoggins, Franklin County Citizen via Zoom


  MJ Kneiser, WLHR via Zoom
Staff:
 
  County Manager, Derrick Turner 


  Planning Director, Scott DeLozier


  Administrative Assistant, Ashley Rose Dodd
Guest:
  
County Attorney, Bubba Samuels


Item 1: 
Call Meeting to Order – Chairman Macomson called the meeting to order at 5:07 pm and welcomed everyone. 
Item 2:
Invocation and Pledge of Allegiance to the American flag: Reverend Berryman gave the invocation and followed by the Pledge of Allegiance. 
Item 3: 
Approval of the Agenda: Commissioner Wester made a motion to approve the Public Hearing Agenda as Presented. Commissioner Franklin second. No discussion. All were in favor, 4-0. 
Items for discussion:
A. Andrew Plyer, of Gainesville, Georgia, to rezone from Agriculture Intensive to Residential Single Family a 13.33- acre tract of land located at 10622 Hwy 59, further identified as Tax Parcels 044-071C, 044-071D, and 044-071B.
The Planning Director summarized the application for the Board. Mr. Plyler is requesting the rezone in order to develop a subdivision consisting of 11 lots. The layout and location meet all county zoning requirements. The development will fall under the recently adopted land development ordinance. Mr. Plyler has agreed and committed in a letter to only build stick-built traditional homes, and not mobile homes. The Planning and Zoning Commission heard the application on May 19, 2021, and recommended tabling the application. The Planning Director has reviewed the application and he has spoken to members of the Planning and Zoning Commission to address their concerns. He recommended the Board approve the rezone and preliminary plats for the development.

Mr. Plyler spoke to the Board in favor of his application. He said that he is a licensed real estate appraiser with a career of 40 plus years, and he is impressed with the unity of county citizens in opposing the recent applications by Pilgrim’s Pride to build a rendering plant. He said that he intends to build homes that are approximately 1600 square feet in size, and the homes will consist of three-bedroom/two-bathroom homes on slab. He may build one or two houses with a basement depending on the layout of the land. He has submitted a market analysis based in part on the nearby Lunsford development, and he estimates that the houses will sell for $200,000.00 to $260,000. His target sale price is $199,000.00 to $259,000.00. Franklin County needs homes and this home will be within a mile of Carnesville Elementary School. His daughter will reside in a manufactured home that is already placed on the property during the development phase. 

A citizen of Toccoa, Georgia, spoke in favor of Mr. Plyler’s application. She noted that single-family homes are very much needed in Franklin County.

A citizen of Franklin County spoke and advised the Board to consider the costs for developments, including roads, hydrants, utilities, DOT requirements, and public safety. With growth comes the need for more services and more money. The county should pass these development costs along to the developers.


A citizen of Franklin County spoke against Mr. Plyler’s application. She asked the Board to consider the following questions: 
a. Will the applicant be required to provide consent in writing to build stick-built homes only?
b. What types of materials will be used in the construction of the homes?
c. What types of landscaping will be used?
d. She does not want to see a mobile home community in this area.
e. Will the homes be built to suit or will they be template/spec houses?
f. Will the homes have garages?
g. Will there be any special financing provided to buyers?
h. Who is the builder and what other projects has the builder completed and when?
i. Who is the developer and what other projects has the developer completed and when?
j. Will there be a retention pond?
k. Will there be a tree study with a replacement plan?
A citizen of Franklin County spoke against Mr. Plyler’s application. He said he is opposed to the development. He noted that this area has long been farmland. He asked if Mr. Plyler would build stick-built homes or mobile homes, and he advised the Board that he would not want to see a mobile home development in that area. He said that the application had a confusing start with incomplete information. He asked if the builder would be licensed, and whom it would be? What about designs? What about surveys? What size homes, what square footage, what styles, and what price range would be offered? He said that no answers to these questions were given at the Planning and Zoning hearing. He advised the Board that everything should be in writing. He questioned whether there would be public safety access, whether the roads would be curved or straight, and whether the roads would have adequate drainage. He questioned whether there would be a retention pond. He asked what quality the development would be, and he said the applicant should be required to provide all of these details before a decision is made.
A citizen of Franklin County spoke and noted that he owned property on either side of the proposed development that was used for agriculture intensive operations. He said that he recently went through the planning and zoning process to receive approval for a variance to build a stackhouse, and he provided a letter of approval from his neighbor for the variance. He wondered by Mr. Plyler’s rezone was being handled differently. He asked if buyers would be notified of the adjacent ag-intensive operations, with the associated sounds of feeder calves, the smells of poultry-litter fertilized fields, and the dust. He asked the Board to consider the cost to the school system of additional students, and he asked if a cost-benefit or impact analysis had been prepared for the subdivision. If not, he encouraged a study to be completed, and said as an elected member of the board of education, he was concerned about overloading the school system. He advised the Board that property taxes wouldn’t cover the cost of educating additional students.
A citizen of Franklin County spoke and said that the county is facing explosive growth. The county needs new and more rules and regulations. He said there shouldn’t be a mobile home park in the county, and that taxes don’t support the added costs. He said that impact fees need to be assessed for all developments, and as a former developer he was familiar with all the costs and fees required in other locations. He advised the Board that all development plans should be approved by the state, including plats, and that water infrastructure should be designated for developments first. He said that Franklin County needed housing in the right way.
Mr. Plyler came forward and gave summary remarks. He said that he was an appraiser and had participated in hundreds of developments. He said that the added costs are born by new people coming into an area. He said that all utilities except sewer were available to the proposed development. Water, electricity, cable tv, and internet are all available. He said that all the appraisals for the development take into account the agricultural/pastoral setting, which he said is preferred. He noted there is currently a buffer consisting of one undeveloped lot between his proposed development and a nearby church. He said the development would consist of stick-built houses only. He said that material prices are currently increasing and he is not certain of what materials may be available.
Commissioner Wester asked if a notice would be made to buyers that they will be next door to an ag-intensive operation. He noted that there have been several occasions where people have moved into the county to build houses, and then complained about neighboring ag operations. The Planning Director noted that a notice of adjacency to ag-intensive land is required by zoning to be included on both the plat and property deed. Commissioner Wester asked if the builder would be licensed. Mr. Plyler said that he will use licensed contractors. He said he may also sell lots to licensed developers. He said that he would stipulate in writing that the manufactured home his daughter is occupying will be removed when 60% of the lots are sold.
Commissioner Swails asked the Planning Director if all information needed by the Planning and Zoning Commission had been provided. The Planning Director verified this and said that the new development would fall under the requirements of the newly adopted land development ordinance. He said that the main reason the Planning and Zoning Commission had recommended tabling the application was that there was no development ordinance in place. The Director said that this development, if approved, would be the first under the newly adopted subdivision and land development ordinance. Mr. Swails asked if there would be a Homeowners Association, and if it could be required. Mr. Plyler said there would be an HOA. The county attorney advised that the Board could in theory require one as a condition, but unfortunately at this time it would not be developed, so in practicality it probably couldn’t be required.
Commissioner Foster asked if Mr. Plyler would pay for utilities, and he said yes. Commissioner Foster asked if a retention pond would be included. The planning director advised that once the development was approved, the developer would have to submit a plan to EPD for erosion control. This plan would determine the inclusion and location of a retention pond.
Commissioner Franklin asked if grading would be regulated/supervised and done correctly. The planning director advised that the new ordinance controlled the requirements for grading for roads, and the project would have to be bonded by the developer to provide protection against faulty grading.
The Chairman asked Mr. Plyler if he was in agreement with the stipulation that only stick-built houses could be constructed. Mr. Plyler said he would, and the planning director and attorney confirmed this could be included as a condition by the Board as part of any approval. The Chairman asked if any of the homes would be subsidized, and Mr. Plyler said buyers will use traditional mortgages, but may use government-available lending programs. The Chairman asked about a tree study, and Mr. Plyler said that many trees are dead from beetles, but he planned to leave some hardwoods where possible.
Commissioner Foster asked if the Board was bound by the recommendation of the Planning and Zoning Commission. The planning director advised the Board that the Planning and Zoning Commission is a recommending body only. 
Commissioner Wester asked if copies of soil erosion plans would be available, and he was advised that copies would be available.

B. The second item for discussion was a conditional use permit application and two rezone applications submitted by Kathryn Zickert, authorized agent for Pilgrim’s Pride Corporation of Atlanta, Georgia. The Chairman announced that the county had received notice in writing on Thursday, June 3, 2021, that all three applications were withdrawn.

 

Chairman Macomson closed the public hearing at 6:00 P.M.
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