
CHAPTER 1

PURPOSE, ENACTMENT AND TITLE

SECTION 1.1.  Title And Objectives.


This Ordinance shall be known as the "Land Development Ordinance for Twiggs County, Georgia," for the purpose of setting forth standards and permissible uses designed to conserve and protect the natural, economic and scenic resources of Twiggs County; to secure safety from fire, panic and other dangers; to promote health, aesthetics, morals, convenience, order, prosperity and general welfare; to provide adequate light and air; to prevent the overcrowding of land; to promote desirable living conditions and stability of neighborhoods; to facilitate the adequate provision of transportation, water, sewerage, schools, parks, and other public requirements by dividing the unincorporated area of  Twiggs County into districts of such size and shapes as may be best suited to carry out the purposes of the legislative act and of this Ordinance.  This Ordinance shall be known and may be cited as "The Land Development Ordinance for Twiggs County, Georgia."
SECTION 1.2.  Legislative Authority.

Counties of the State of Georgia are authorized by the 1983 Georgia State Constitution, Article 9, Section 2, Paragraph 4, and Chapter 66 of Title 36 of the Official Code of Georgia Annotated, to exercise the powers of zoning; and it is hereby determined by the Board of Commissioners of Twiggs County, Georgia that it is necessary and desirable to adopt these regulations under the authority of the above-cited constitutional and statutory provisions.

SECTION 1.3.  Method of Regulation.

Now therefore be it ordained that the Board of Commissioners of Twiggs County, Georgia, as authorized by the Constitution of the State of Georgia, does hereby create a Planning Commission known as the Twiggs County Planning Commission; to define and limit the powers and duties of said Commission and does hereby adopt Land Development Regulations for the following purposes: to define certain words used therein; to create zone boundaries; to regulate the location of trades, professions, businesses, and industries; to regulate the density in distribution of population; to provide for the gradual elimination of nonconforming uses of land, buildings and structures; to regulate the subdivision of land; to provide for the method of administration, amendment and enforcement; to provide for the imposition of penalties for violations; to repeal conflicting Ordinances and Resolutions; and for other purposes.

SECTION 1.4.  Jurisdiction.

This Land Development Ordinance shall govern the use of all land and development within the unincorporated limits of Twiggs County, Georgia and within the limits of any inactive municipality in accordance with O.C.G.A. §36-70-5.

SECTION 1.5.  Short Title.  


This Ordinance shall be known, referred to, and cited as "The Land Development Ordinance for Twiggs County."

CHAPTER 2

DEFINITIONS

SECTION 2.1.  Intent.


The purpose of this Chapter is to define the terms used in this Ordinance. Except as specifically provided in Sections 2.2 and 2.3 or in sections containing supplementary definitions elsewhere in this Ordinance, all words shall have the customary dictionary meaning.

SECTION 2.2. Rules For Interpretation Of Certain Terms Or Words.

When used in this Ordinance, the following words and phrases shall be interpreted in accordance with the following rules:


2.2.1.
Words used in the present tense include the future tense.  Words used in the singular include the plural, and words used in the plural include the singular.


2.2.2.
The words "shall," "must," and "will" are always mandatory and not merely directory.


2.2.3.
The word "may" is permissive.


2.2.4.
The word "lot" includes the word "plot" or "parcel."


2.2.5.
The word "structure" includes the word "building."


2.2.6.
The word "person" includes a firm, association, organization, partnership, trust, company or corporation as well as an individual.


2.2.7.
The word "used" or "occupied" as applied to any land or building shall be construed to include the words "intended," "arranged," or "designed to be used or occupied."


2.2.8.
The word "map", "zoning map", or "Twiggs Zoning Map" shall mean the Official Zoning Map of Twiggs County, Georgia, and may include a series of maps in sections.

2.2.9. The term "erected" shall be deemed also to include "constructed," 

"reconstructed," "altered,"  or "moved."


2.2.10.
The terms "land use" and "use of land" shall be deemed also to include "building use" and "use of buildings."


2.2.11.
The term "Planning Commission" refers to the Planning Commission of Twiggs County, Georgia.


2.2.12.
The term "Zoning Enforcement Officer" refers to the person subsequently and specially designated by the Twiggs County Board of Commissioners and so employed as the Zoning Enforcement Officer for Twiggs County, or authorized representative of that office.


2.2.13.
The term "County Clerk" refers to the County Administrator/Clerk of Twiggs County, Georgia, or authorized representative of that office.


2.2.14.
The terms "Board," "County Commission," or "Board of Commissioners" refer to the legally constituted and elected governing authority of Twiggs County, Georgia.

SECTION 2.3.
Definitions.

For the purpose of this Ordinance, certain words or terms used herein are defined as follows:


2.3.1.
Accessory Building, Structure or Use:  A subordinate building or use customarily incidental to and located on the same lot with the main building or use, such as a garage, workshop and the like.


2.3.2.
Agriculture or Agricultural:  The bona fide use of a parcel of land for the cultivation of land, raising of poultry and livestock or similar agrarian activity for gain or profit and the related buildings, structures, and appurtenances necessary to carry out the aforementioned activities.


2.3.3.
Air Field:  Any area of land or water used for the landing or taking off aircraft.


2.3.4.
Airport:  Any area of land or water used for the landing or taking off aircraft and used or to be utilized in the public interest for such purposes.  An airport shall include all runways, terminal buildings, hangers, and related facilities located on the airport premises.


2.3.5.
Apartment Building: A multi-family dwelling located on a parcel of land under a single ownership containing three or more independent housekeeping units having cooking facilities.

2.3.6. Automobile Sales Lot: An open premises arranged, designed, or 

used for storage and display for sale of any motor vehicle or any type of trailer.


2.3.7.
Automobile Service Station: Any area of land, including buildings and other structures thereon, that is used to dispense motor vehicle fuels, oils, and accessories at retail, and where repair service is incidental and no storage or parking space is offered for rent.


2.3.8.
Biomedical Waste Facility: Means any facility or location where the final disposition of any amount of biomedical waste (as that term is defined in O.C.G.A. §12-6-22, as amended) occurs, whether or not mixed with or including other waste allowed under Subtitle D of the Resource Conservation and Recovery Act of 1976, as amended, and includes, but is not limited to, biomedical waste landfills and biomedical waste thermal treatment technology facilities.


2.3.9.
Boarding House: A building other than a hotel/motel in which lodging and meals are furnished for consideration for three (3) or more, but not exceeding twelve (12) guests.  Such dwelling shall contain no more than five (5) guest rooms.

2.3.10. Buffer: That portion of a lot or parcel of land set aside for open 

space and/or visual screening purposes, pursuant to applicable provisions of this Ordinance, to separate different use districts, or to separate uses on one property from uses on another property of the same use district or a different use district.  Such buffer area either may be a natural buffer or landscaped buffer.

2.3.11. Building: Any structure, either temporary or permanent, above 

or below ground, having a roof or other covering and designed, built, or used as a shelter or enclosure for persons, animals, or property of any kind including tents or awnings used for purposes of a building.


2.3.12.
Building Line: A line beyond which the foundation wall and any roofed porch, vestibule, or other such portion of a building shall not project.

2.3.13. Building, Principal: A building in which is conducted the 

principal use of the lot on which the structure is situated.


2.3.14.
Care Home: A rest home, nursing home, convalescent home, home for the aged or similar use established and operated on a profit or non-profit basis to provide lodging and/or meals and domiciliary care for the aged, infirm, chronically ill or convalescent persons.  The term "care home" shall include the term "extended care facility" as defined by Georgia Law.  Such facility shall be licensed pursuant to O.C.G.A. §31-7-12 where appropriate.


2.3.15.
Caretaker or Employee Residence: An accessory residence (including manufactured homes) placed on an occupied tract for use by a bona fide caretaker, employee or the owner himself.

2.3.16.  Church, Club or Lodge: Building in which organized religious, fraternal, recreational, social or educational meetings are conducted on a regular non-profit basis.  Fraternal organizations must show that they have received recognition and sanction from a parent group or organization. A private club must show that its membership is limited by either:  (a) the use and operation of an amateur athletic facility including but not limited to golf courses, tennis courts, shooting ranges or swimming pools; or (b) residency in a particular subdivision, condominium, apartment project or other residential development.

2.3.17.  Comprehensive plan (master plan): The various maps, plats, charts, and descriptive and explanatory material and all textual matter approved by the Twiggs County Board of Commissioners for the purpose of guiding and shaping the growth of the unincorporated area of Twiggs county.


2.3.18.
Conditional Use: A use, which is not permitted inherently but which, may be permitted within a zoning district subject to approval by the Board of Commissioners.


2.3.19.
Condominiums: A building or complex of multiple-unit dwellings in which a tenant holds full title to his unit and joint ownership in the common grounds.

2.3.20. Convenience Food Store: Convenience stores are retail 

commercial buildings, under seven thousand five hundred (7,500) square feet, which have relatively high traffic generation, compared to other commercial uses.  A use is designated as a convenience store if the method of operation includes one (1) or more of the following characteristics:



2.3.20.1.
Retail gasoline is sold.



2.3.20.2.
The primary business is the sale of food or drink for consumption, either on or off premise, over a counter, or from an outdoor service window or automobile service window.  Of the food and drink sold, at least twenty (20) percent is in disposable carry out containers, or edible containers.  

2.3.20.3.
Car washing facilities, self-service and/or automated as an accessory use.

2.3.20.4.
To the extent that the sale of alcoholic beverages

maybe permitted by law, consumption of such beverage on the premises is prohibited.

           2.3.21.
Day Care Center: An establishment which provides care and education for six (6) or more children, which is open for the major portion of the day or night and in which meals are served.

     
2.3.22.
District (or Zoning District): A section of Twiggs County, designated in this Ordinance and delineated on the Official Zoning District Maps for Twiggs County, in which requirements for the use of land and building and development standards are presented with all such requirements being uniform in each district.


2.3.23.
Drive-in: A retail or service enterprise wherein service may be provided to the consumer on the inside of the principal building or to the consumer while in his or her motor vehicle through an exterior wall of the principle building.  The term "drive-in" includes drive-in restaurants and dairy bars, theaters, banks, laundries, food stores and/or car washes.

2.3.24.
Dwelling: Any site built  (building constructed in conventional 

manner) building, industrial dwelling (modular home) or portion thereof 

which is designed for or used for residential purposes.  The term 

“dwelling,” as used in these regulations, is not to be construed to include 

manufactured homes, travel trailers, housing mounted on self-propelled 

or drawn vehicles, tents or other forms of portable or temporary worker 

housing.


2.3.25.
Dwelling, Multifamily: A building consisting of three (3) or more dwelling units.

2.3.26. Dwelling, Two-Family (Duplex): A building consisting of two (2) 

dwelling units.


2.3.27.
Dwelling, Single-Family: A building consisting of one (1) dwelling unit.

           2.3.28.
Dwelling Unit: One (1) or more rooms in a residential building or residential portion of a structure which is arranged, designed, used or intended for use as a complete independent living facility for one family, and which permanent provisions are provided for living, sleeping, eating, cooking and sanitation.


2.3.29.
Easement: A grant to a person or to the public by a property owner of a strip of his land for road right-of-way or other specified purpose.


2.3.30.
Equestrian Center: A tract of land on which more than four adult horses are kept for the purpose of training, boarding, sale or breeding or where instruction pertaining to the same is given for a fee.  For the purposes of this Land Development Ordinance, this term also includes facilities for riding trails and rings, shows, competitive equestrian events and riding lessons.

2.3.31. Family: A family is defined as:


2.3.31.1.
One (1) person or two (2) or more persons related 

by blood or marriage, with no more than two (2) roomers or boards, and with any number of natural children, foster children, stepchildren or adopted children; or

2.3.31.2.     A group of not more than four (4) persons not 

necessarily related by blood or marriage.

2.2.31.3.    Limitations provided in this section do not apply to a 

dwelling unit which is utilized as a residential facility for handicapped persons as governed by the provisions of 42 U.S.C. § 3601 et seq. 

          2.3.32.    Farm: A parcel of land on which bona fide agricultural and 

related uses are conducted as specified in Section 2.3.2.


2.3.33.
Feedlot: A feedlot shall be any of the following facilities: any structure, pen, corral or other fenced-in area wherein cattle, horses, sheep, and goats are maintained for the purpose of fattening such livestock for final shipment to market or the raising of swine under any conditions. Any feedlot operation involving two hundred (200) or fewer cattle, horses, sheep or goats or any operation involving one hundred (100) or fewer swine are exempt from this definition.


2.3.34.
Frontage: That dimension of a lot measured along the front right-of-way line thereof or if said front right-of-way line is curved along the chord of the arc.


2.3.35.
Garage, Repair: Building and premises designed or used for the purpose of service or commercial repair of motor vehicles, provided that all the body work and painting shall be conducted within fully enclosed buildings and provided further that the storage of junk, wrecked vehicles, dismantled parts or supplies shall be solely for the use by the garage for the repair of motor vehicles and not as a salvage or junkyard business, and provided that the storage of junk, wrecked vehicles, dismantled parts or supplies shall be screened so that they will not be visible beyond the premises.


2.3.36.
Group Home: A residence under the ownership or supervision of a public, educational or governmental institution that is occupied or intended for occupancy by several unrelated persons or families but in which separate cooking facilities are not provided for such resident persons or families.


2.3.37.
Hazardous Waste: Any solid waste which has been defined as a hazardous waste in regulations promulgated by the administrator of the United States Environmental Protection Agency pursuant to the federal acts which are in force and effect on February 1, 1991, codified as 40 C.F.R. §261.3 and any designated hazardous waste, as that term is defined in O.C.G.A. §12-8-62, as amended.


2.3.38.
Hazardous Waste Facility: Any property or facility that is intended or used for storage, treatment, or disposal of hazardous waste and which has been legally certified, licensed, approved and otherwise sanctioned by the appropriate state and federal agencies.

2.3.39. Home Occupation: An occupation, profession, activity or use 

conducted for gainful employment or as a business activity entirely within an enclosed dwelling, employing only the inhabitants thereof, which is clearly incidental and secondary to residential occupancy and does not change the character thereof.  Specifically excluded is the storage and display of merchandise not produced by such home occupation, any activity involving any building alterations, window display, signs, construction features, equipment, machinery or outdoor storage, any of which is visible off the lot on which it is located.


2.3.40.
Home Office: An office use conducted entirely within a dwelling which is carried on by the occupant thereof and no other individual, and which is clearly incidental and secondary to the use of the dwelling for residential dwelling purposes.  The office may be for the purpose of service or trade workers who customarily work at various locations, such as electricians, plumbers, appraisers, real estate salespersons, or individuals who work at home, such as writers or computer programmers.  There will be no changes, which would alter the character of the dwelling or reveal from the exterior that the dwelling is being used in part for other than residential purposes.  The office shall be limited to one room of the dwelling and not exceed more than three hundred square feet in area.  A home office shall not include any business, which involves the sale, manufacture or repair of merchandise on the premises.  Home offices shall also not include any business requiring access by the public, including, but not limited to, customers, clients or vendors. No outside storage or display, including signs, is permitted and no one other than family members who reside on the premises may be employed in the office.


2.3.41.
Hospital: Any institution receiving inpatients and rendering medical care, including those wherein mentally retarded, mentally disturbed, epileptic, alcoholic, drug addicted, chronically ill and physically disabled patients are treated or cared for.  Such facility shall be legally and properly certified, licensed, approved and otherwise sanctioned by the appropriate state or federal agency.


2.3.42.
Industrial Park: A tract of land subdivided and developed according to a comprehensive development plan in a manner which provides a park setting for industrial establishments.


2.3.43.
Junkyard: The use of any space, whether inside or outside a building for the storage, keeping, salvage or sale of junk, scrap metals or other scrap materials, including the dismantling, demolition or abandonment of one or more automobiles or other vehicles or machinery or parts thereof.

2.3.44. Kennel, Commercial: Any place in or at which more than four 

adult dogs, cats, rabbits or other domesticated animals are kept for the purpose of sale, boarding, care, breeding or training and for which any fee is charged.  This term does not include agrarian or agricultural uses.


2.3.45.
Laboratory: An establishment or premises where scientific services are provided including testing or analysis of medical, chemical, physical, mechanical, electric or electronic nature or the calibration of instruments.


2.3.46.
Landfill: Means an area of land on which or an excavation in which solid waste (as that term is defined in Section 2.3.85) is placed for permanent disposal and which is not a land application unit, surface impoundment, injection well, or compost pile, as that term is defined in O.C.G.A. §12-8-22, as amended.


2.3.47.
Lodging Home: See "boarding home".


2.3.48.
Lot: A parcel of land which satisfies the area requirements for the district within which it is located, or on which exists a legal nonconforming lot, and has frontage along or legal access to a public right-of-way, and is intended as a unit for transfer of ownership or for building development.  A lot shall have a separate tax parcel reference number designated in the office of the County Tax Commissioner and/or the County Tax Appraiser.

2.3.49. Lot Area: The area of land within the boundary of a lot, 

excluding any part under water. 


2.3.50.
Lot, Flag: A lot or parcel, with frontage on a public right-of-way which frontage does not meet the lot width requirements for the district in which it is located, and which lot is connected to the public right-of-way by a narrow strip of land referred to as a "flag pole."


2.3.51.
Lot, Interior: A lot other than a corner lot.


2.3.52.
Lot Line, Front: The front property line coincident with the street right-of-way line.  The front lot line of a corner lot shall be the lot line facing the principal building entrance.


2.3.53.
Lot Line, Rear: The rear lot line is generally opposite the front lot line.  If the rear lot line is less than ten feet in length or if the lot comes to a point at the rear, the rear lot line shall be deemed to be a line parallel to the front lot line, not less than ten feet long, and lying wholly within the lot and farthest from the front lot line.


2.3.54.
Lot of Record: A lot which is part of a legal subdivision, the plat of which has been officially recorded, or any parcel of land, whether or not part of a subdivision, that has been officially recorded by a deed, in the office of the Superior Court of Twiggs County, Georgia, before May 23, 1994.


2.3.55.
Lot Width: The distance between the side lot lines measured at the front building line.

2.3.56.


 
  
Manufactured Home:  A building transportable in one (1) or more sections which is built on a permanent chassis and designed to be used as a single-family residence with or without a permanent foundation when connected to the required utilities, and includes the plumbing, heating, air-conditioning, and electrical systems contained therein.  O.C.G.A. §8-2-131(3). This structure shall have a HUD decal.
2.3.57. Materials Recovery Facility: Means a solid waste handling 

facility that provides for the extraction from solid waste of recoverable materials, materials suitable for use as a fuel or soil amendment, or any combination of such materials, as that term is defined in O.C.G.A. §12-8-22, as amended.

2.3.58.
Mobile Home: A structure, transportable in one or more sections, which, in the traveling mode, is eight feet or more in width or 40 feet or more in length or, when erected on site, is 320 or more square feet and which is designed to be used as a dwelling with or without a permanent foundation when connected to the required utilities and includes the plumbing, heating, air-conditioning, and electrical systems contained therein and manufactured prior to June 15, 1976.


2.3.59.
Manufactured Home Community: A contiguous parcel of land under single ownership, which has been planned and improved for the placement of three or more manufactured homes for residential occupancy.

2.3.60.
Manufactured home subdivision: subdivision designed and/or intended primarily, (but not exclusively) for the sale of individual lots for the placement of manufactured homes.


2.3.61.
Modular Home (Industrial Building): Any building or component thereof designed for or used for residential purposes which is wholly or in substantial part made, fabricated, formed, assembled, or manufactured in such a manner that all parts or processes cannot be inspected at the installation site without disassembly damage to, or destruction thereof.  An industrial dwelling is not to be construed to include a “manufactured home.” O.C.G.A. § 8-2-110, et. seq. This structure shall have a DCA decal.



2.3.62.
Motel: A building or group of buildings containing guestrooms and having separate outside entrances for each guestroom.  To be used primarily for automobile transients and including such terms as "auto court" and "motor lodge" but not "boarding house" as defined in Section 2.3.9.


2.3.63.
Municipal Solid Waste Disposal Facility: Any facility or location where the final disposition of any amount of municipal solid waste (as that term is defined in O.C.G.A. §12-8-22, as amended) occurs, whether or not mixed with or including other waste allowed under Subtitle D of the Federal Resource Conservation and Recovery Act of 1976, as amended, and includes, but is not limited to, municipal solid waste landfills and solid waste thermal treatment technology facilities (as that term is defined in O.C.G.A. §12-8-22, as amended).


2.3.64.
Municipal Solid Waste Landfill: Any disposal facility where any amount of municipal solid waste (as that term is defined in O.C.G.A. §12-8-22, as amended) occurs, whether or not mixed with or including other waste allowed under Subtitle D of the Federal Resource Conservation and Recovery Act of 1976, as amended, is disposed of by means of placing an approved cover thereon.


2.3.65.
Neighborhood Commercial Use: A retail or service commercial use that offers goods or services to serve the daily or frequent trade or service needs of immediate surrounding populations.  Any building used for such purpose shall not exceed ten thousand (10,000) square feet in area and must be located on a collector or arterial street. 


2.3.66.
Non-Conforming Building or Structure: A building or portion thereof, existing at the effective date of this Ordinance, or subsequent amendments hereto, and that does not conform to the height, area or yard regulations for the district in which it is located.


2.3.67.
Non-Conforming Use: A use of land existing at the time of the enactment of this Ordinance, or at the time of a zoning amendment, which does not conform with the regulations of this Ordinance.


2.3.68.
Nuisance: A nuisance is defined as any activity that causes hurt, inconvenience or damage to another from the use of one's property, e.g. activity that causes annoyance and disturbs one in possession of his property, rendering its ordinary use or occupation physically uncomfortable, whether because of smoke, noise, odors or insect infestations.


2.3.69.
Occupy: Occupy means to use land or buildings for any length of time for a purpose for which the land, building or part thereof is used or is intended to be used.  Any variation of the term "occupy" shall be encompassed by this definition.


2.3.70.
Park, Community: A parcel of land owned by a unit of government or a private organization used or intended to be used for recreational or leisure time activities and which is open to the public at no charge.  Such parks may include food or recreational sales as accessory uses.


2.3.71.
Plat: A sketch, map or survey of a lot, tract or parcel of land including lot line, street rights-of-way and easements with the dimensions of these features inscribed thereon.


2.3.72.
Plat, Final: A finished drawing of a subdivision showing completely and accurately all legal and engineering information and certification necessary for Zoning Enforcement Officer approval.  The Board of Commissioners shall approve the streets shown on the plat before recording.

            2.3.73.
Plat, Preliminary: A preliminary design which shows the proposed layout of a subdivision in sufficient detail to indicate its workability and conformation to the design requirements of the subdivision regulations in all aspects but is not in final form for recording and the details are not completely computed.  The development plat shall be approved by the Zoning Enforcement Officer before any development.


2.3.74.
Private Industry Solid Waste Disposal Facility: Any disposal facility which is operated exclusively by and for a private solid waste generator (as that term is defined in O.C.G.A. §12-8-22, as amended) for the purpose of accepting solid waste generated exclusively by said private solid waste generator.


2.3.75.
Private Way: A private street, drive or road, which is used solely for those property owners which are contiguous to and have a legal right to use.


2.3.76. Professional. When used in connection with "use" and "occupancy," professional refers to a use or occupancy by persons generally engaged in rendering personal, executive, sales, or administrative services or activities, including, but not limited to, accountants, architects, professional engineers, land surveyors, doctors, lawyers, insurance officers, real estate offices, religious organizations, stockbrokers and administrative agencies considered professional in character. The term, however, does not include repairs or sales of tangible personal property stored or located within the structure or any use, which would create any loud noise or noxious odors.

2.3.77.     Public right-of-way: A street or road, which has been dedicated 

for public use by deed, plat and/or prescription.

2.3.78.     Recreational Use of a Commercial Nature: A building or use 

which provides entertainment, education, recreation or amusement for profit such as, but not limited to, a health spa, dance hall, bowling alley, skating rink, shooting range, fortune telling, amusement park, private zoo, sports stadium or arena, art gallery, concert hall, or swimming pool.


2.3.79.
Residential Business: An occupation or profession conducted within a dwelling, and which is carried on by an occupant thereof and no more than two (2) nonresidents, and which is clearly incidental and secondary to the use of the dwelling for residential dwelling purposes.  The business may allow access by the public.  The residential business is designed to be less restrictive than a home office or home occupation but more restrictive than a rural business in regard to access by the public, size, visibility, number of employees and types of business.


2.3.80.
Restaurant: An establishment, however designated, at which food is sold for consumption on the premises.  However, a snack bar or refreshment stand at a public or non-profit community swimming pool, playground, park or marina operated solely for the convenience of patrons of the facility shall not be deemed a restaurant.


2.3.81.
Right-of-way Line: The outside boundary of a right-of-way, whether usage, recorded easement, deed establish such right-of-way, or dedication. 


2.3.82.
Rural Business: An occupation or profession conducted within a dwelling, an accessory structure or outside the dwelling and which is carried on by a resident of that property and no more than three (3) nonresidents, and which is clearly incidental and secondary to the use of the property for residential dwelling purposes.  The business may allow access by the public.  The rural business is designed to be less restrictive than a home office, home occupation or residential business in regard to access by the public, size, visibility, and number of employees and types of business.

2.3.83.     Setback: The minimum horizontal distance between the right-of-

way line, or the lot line of an adjacent lot, and the front, rear or side lines of a building on the lot with setback restrictions.  The term "required setback" means a line beyond which a building is not permitted to extend under the provisions of this Ordinance establishing minimum depth and widths of yards.


2.3.84.
Shopping Center: A group of commercial establishments planned, developed and owned or managed as a unit with on-site parking and of similar architectural characteristics.  For the purpose of this Ordinance, any small group of buildings meeting this definition and exceeding ten thousand (10,000) square feet in size shall be considered a shopping center.

2.3.85.   Slow Rate Land Treatment System:  A system for wastewater 

treatment by spray irrigation (land application).  The term refers to the advanced treatment of wastewater by irrigation on to land to support vegetative growth.  For purposes of this Ordinance, the use may include ponds (lagoons) for the temporary storage of the treated wastewater before application to the spray fields.

2.3.86.      Solid Waste:  Any garbage or refuse; sludge from a wastewater

treatment plant, water supply treatment plant, or air pollution control facility; and other discarded material including solid, semisolid, or contained gaseous material resulting from industrial, commercial, mining, and agricultural operations and community activities, but does not include recovered materials; solid or dissolved materials in domestic sewage; solid or dissolved material in irrigation return flows or industrial discharges that are point sources subject to permit under 33 U.S.C. Section 1342; or source, special nuclear, or by-product material as defined by the federal Atomic Energy Act of 1954, as amended (68 Stat. 923). This term shall include construction debris or other materials generated by demolition of structures.


2.3.87.
Solid Waste Handling Facility: A facility, the primary purpose of which is the storage, collection, transportation, treatment, utilization, processing or disposal, or any combination thereof, of solid waste (as that term is defined in O.C.G.A. §12-8-22, as amended).


2.3.88.
Street: A dedicated and accepted public right-of-way, which affords the principal means of access to abutting properties.

2.3.89.  Structure: Anything constructed or erected, the use of which requires permanent or semi-permanent location on the ground, or attached to something having permanent location on the ground.

2.3.90.
Structure, residential:  A structure as defined in Section 2.3.88 used as a dwelling, dwelling unit, manufacture home, modular home or mobile home.

2.3.91.    Subdivider:  Any person who undertakes the subdivision of land 

as herein defined.

2.3.92.
Subdivision:  Any division of a tract or parcel of land into two or more lots, building sites or other divisions of and for the purpose, whether immediate of future, of sale, legacy, or building development, and includes all division of land involving a new street or a change in existing streets, and includes re-subdivision and, where appropriate to the context, relates to the process of subdividing or to the land or area subdivided; provided, however, that the following are not included in this definition:

2.3.92.1.
The division of land into parcels of five acres or more where each lot has at least 150 feet of frontage on an existing public road or street and no new street is involved;

2.3.92.2.
The combination or recombination of portions of 

previously platted lots where the total number of lots is not increased and the resultant lots are equal to the standards of 

this Ordinance; or

2.3.92.3.
The division of space into condominium units in accordance with O.C.G.A. § 44-3-70, et. seq., not involving any division or separate ownership of land.


2.3.93.
Townhouse: A residential structure containing three or more attached single-family units designed as a single structure having common or party walls.  Each unit shall have its own front door which opens to the outdoors, and the units shall have two floors, but without access between adjoining units.


2.3.94.
Travel Trailer: A vehicular portable structure not over eight feet by thirty-five (35) feet and designed as a temporary dwelling for travel, recreational and vacation uses which may or may not have kitchen equipment, toilet, lavatory and bathing facilities, but if such facilities are included, a sewage holding tank for sanitary waste is required.  Any vehicle designed or converted to a design with plumbing connections for attachment to outside sewage systems shall not be included in this definition.


2.3.95.
Travel Trailer Park: A parcel of land which has been planned and developed to accommodate two or more travel trailers, tents or other camping units for temporary occupancy of not over sixty days duration.


2.3.96.
Use: Those uses specifically listed in this Ordinance as " permitted uses", which are subject to approval by the Zoning Enforcement Officer and "conditional uses", which are subject to approval by the Board of Commissioners.


2.3.97.
Use, Principal: The principal purpose for which a lot or building is designed, arranged, intended, occupied or maintained.


2.3.98.
Variance: A modification of the strict terms of this Ordinance granted in accordance with procedures herein where such modification will not be contrary to the public interest, and where, owing to conditions peculiar to the property such as irregular lot size, topographic or other characteristics of the land, and not as the result of any action on the part of the property owner, a literal enforcement of this Ordinance would result in unnecessary and undue hardship.  Such modification shall not authorize a principal or accessory use of the property, which is not permitted within the zoning district in which the property is located.


2.3.99.
Vehicle: Any device or contrivance for carrying or conveying persons or objects, said device being designed to be self-propelled by its own motor or power.


2.3.100.
Water System, Community: A potable water supply and treatment system other than an individual or public water system serving more than one building, residence, manufactured or mobile home or other facility designed or used for human occupancy or congregation.  The system is one, which is owned by a person or legal entity other than a unit of government.


2.3.101.
Water System, Individual: A potable water system other than a community or public water system serving a single building, residence, manufactured or mobile home, or other facility designed or used for human occupancy or congregation.

2.3.102.
Water System, Public: A potable water supply and treatment 

system, other than an individual or community water system, owned by a 

unit of government.


2.3.103.
Yard: The open space on the same lot with a main building, unoccupied and unobstructed from the ground upward, except for landscaping or other uses as otherwise provided in this Ordinance and defined herein:



2.3.103.1.
Front Yard: An open space extending the full width of the lot, the depth of which is the minimum horizontal distance between the front lot line and the nearest line of the main building.



2.3.103.2.
Rear Yard: An open space extending the full width of the lot, the depth of which is the minimum horizontal distance between the rear lot line and the nearest line of the main building.

2.3.103.3.  Side Yard: An open space between a main building and the side lot line, extending from the front yard to the rear yard, the width of which is the horizontal distance from the nearest point of the side lot to the nearest point of the main building.

2.3.104.
Zoning Enforcement Officer: The official or his designate as appointed by the Board of Commissioners and charged with the administration and enforcement of this Ordinance.

CHAPTER 3
ESTABLISHMENT OF DISTRICTS

SECTION 3.1.
Intent.

In order to protect the character of existing neighborhoods; to prevent excess density of population in areas which are not adequately served with water, sewage facilities, and fire protection; to ensure that adequate and suitable areas will be available to provide housing for a growing population; to protect residents from the blighting effects of traffic, noise, odors, and dust generated by commercial and industrial activity; to accommodate growth and expansion; and to promote orderly growth and development by grouping similar uses and separating dissimilar and unrelated uses; there are hereby established, within the unincorporated area of Twiggs County, zoning districts, as defined in Section 2.3.22 of this Ordinance. 

SECTION 3.2.
Division Of County Into Districts.

For the purpose of this ordinance, the unincorporated area of Twiggs 

County and all lands lying within any inactive municipality is, for the purposes of 

this Ordinance, divided into thirteen (13) zoning districts.  The location and 

boundaries of these districts are shown on the “Official Zoning Maps” for Twiggs 

County and the Overlay Maps identified in Sections 3.3 and 3.4 or described in  

Chapter 15 of this Ordinance.  The districts are denominated as follows:


3.2.1.
R-AG - Agricultural Residential District


3.2.2.
R-1 -    Single-Family Residential District


3.2.3.
R-2 -    Multi-Family Residential District


3.2.4.
R-MH-  Manufactured Home Residential District


3.2.5.
C-1 -     Neighborhood Service Commercial District


3.2.6.
C-2 -     General Business District


3.2.7.
I-G  -     General Industrial District


3.2.8.
PUD -   Planned Unit Development District


3.2.9.
BE -      Base Environs Overlay District

3.2.10.
FDP -    Flood Damage Prevention Overlay District

3.2.11.
RP -      Ocmulgee River Protection Overlay District


3.2.12.
WP-      Wetland Protection Overlay District


3.2.13
GR-      Groundwater Recharge Area Overlay Protection District

SECTION 3.3.
Official Zoning    Map

The location and boundaries of such districts enumerated in Section 3.2 

are shown on the map which is designated as the "Official Zoning Map of 

Twiggs County."  Said map is hereby made a part of this Ordinance and shall be 

available for public inspection at the Zoning Enforcement Officer's  office 

together with applicable amendments.  All notations, references, and other 

information shown on this Official Zoning Map are a part of this Ordinance and 

have the same force and effect as if said Zoning Map and all such notations, 

references and other information shown were fully set forth or described herein.  

As evidence of its authenticity, the Official Zoning Map and amendments shall 

be attested and certified by the Clerk of Twiggs County with signature 

impressed thereon.


No changes of any nature shall be made on the Official Zoning Map or 

matter shown thereon except in conformity with the procedures for amendment 

set forth in this Ordinance.  Any unauthorized change of any kind by any person 

or persons shall be considered a violation of this Ordinance and is punishable 

as provided by law.


Regardless of the existence of purported copies of the Official Zoning 

Map which may from time to time by made or published, the Official Zoning Map 

located in the Zoning Enforcement Officer's office and certified by the County 

Clerk shall be the final authority as to the current zoning status of land in the 

county.

SECTION 3.4.
Overlay District Maps


The following Maps, as they may be from time to time amended, 

modified, altered or changed, are hereby adopted by reference and made apart 

of this Ordinance.

3.4.1. U.S. Fish and Wildlife Service National Wetlands Inventory Maps.

3.4.2. Hydrologic Atlas 18 (1989 edition ) prepared by the Georgia 
Department of Natural Resources.

3.4.3. Hydrologic Atlas 20 (1992 edition) - Groundwater Pollution 
Susceptibly MAP of Georgia, prepared by the Georgia Department of Natural Resources.

3.4.4. Flood Insurance Rate Map for the unincorporated areas of Twiggs 
County, dated March 18, 1996.

SECTION 3.5.
Map Amendments

In accordance with the provisions of this Ordinance, changes may be 

made in the district boundaries or other information portrayed on the Official 

Zoning Map by official action of the Board of Commissioners. Such changes 

shall be made on the Official Zoning Map promptly by the Zoning Enforcement 

Officer, together with a numerical entry on the Official Zoning Map referring to 

the Ordinance adopted by the Board of Commissioners, referring to said 

Ordinance by ordinance number and date.


No changes of any nature shall be made to the Official Zoning Map or 

matters shown thereon except in conformity with the procedures set forth in this 

Ordinance.  Any unauthorized change of whatever kind by any person shall be 

considered a violation of this land development Ordinance.

SECTION 3.6.
District Boundaries


Where uncertainty exists with respect to the boundaries of any of the 

districts shown on the Official Zoning Map, the following rules shall apply:

3.6.1.
Boundary cannot be determined by the foregoing methods, the 

Board of Commissioners where district boundaries are indicated as 

approximately following the centerline of public ways, streets or highways 

or railroad right-of-way lines or such lines extended, such centerline or 

such lines extended shall be construed to be such boundaries.

3.6.2.
Where district boundaries are indicated as approximately 

following the county line or the corporate limit line of any incorporated 

place or the militia district line of any militia district or the land lot line of 

any land lot, such county line, corporate limit line, militia district line or 

land lot line shall be construed to be such boundaries.

3.6.3.
Where a district boundary line divides a lot in single ownership 

at the time of enactment of this Land Development Ordinance, the district 

containing the larger portion of area may be extended by Board of 

Commissioners to the remainder without recourse or amendment 

procedure.

3.6.4.
Where a district boundary is indicated as approximately 

following the centerline of stream beds or riverbeds, said centerline or 

such lines extended shall be construed to be such boundaries.

3.6.5.
Where a public way, street, alley or other right-of-way is 

officially vacated or abandoned, the regulations applicable to the 

properties to which it reverted shall apply to such vacated or abandoned 

public street, alley or right-of-way.

3.6.6.
In the case where the exact location of a district  boundary 

cannot be determined by the foregoing methods, the Board Of 

Commissioners shall, upon application by the property owner, determine 

the location of the district boundary.

CHAPTER 4

GENERAL PROVISIONS
SECTION 4.1.
Intent.


The following provisions relating to the use of land and the construction, alteration, moving and modification of structures and buildings, shall apply in all districts.

SECTION 4.2.
General.
4.2.1.   No building, structure or land shall hereafter be used or 

occupied and no building, structure or part thereof shall be erected, 

moved, or altered unless in conformity with the regulations herein 

specified for the district in which it is or is to be located and a permit 

           having been obtained in accordance with Section 4.3

4.2.2.   Any use not allowed as a permitted use or conditional use 

within the applicable zoning district shall not be allowed except in 

conformance with Chapter 16.  The provisions of Chapter 16 shall apply 

to any application for a use not listed as a use allowed in a Zoning 

District. 

4.2.3.   No more than one principal use per lot shall be permitted except 

as provided herein.

SECTION 4.3.
Permits for Use of Land or Structure.

The Zoning Enforcement Officer shall issue a zoning permit on a form 

provided by the county for any use of  land or structures with the county as 

follows:

4.3.1.
For any application for a building that is a "permitted use" under 

the terms of this Ordinance the Zoning Enforcement Officer shall issue 

the Zoning permit.

4.3.2.
After a "conditional use” is  approved by the Board of 

Commissioners, the Zoning Enforcement Officer shall issue a zoning 

Permit, which permit shall reflect any conditions, safeguards, restrictions 

or limitations as required by the Board of Commissioners.

4.3.3. Any use, building or other structure that is accessory to any 

permitted or conditional use.

SECTION 4.4.
Lot Requirements.

4.4.1.  Lots may not be reduced in area or width below  the minimum 
requirements established for the district in which said lot is located; 

except that lot widths for lots located on cul-de-sacs may be reduced to one-half the required width; but in no case shall any lot width shall be less than thirty (30) feet. 
4.4.2.
Lot Size. All lots shall conform to the area requirements set 

forth in the zoning district they are located. Residential lots shall have 

adequate width to permit appropriate building setbacks from and 

orientation to both abutting streets if said lot is a corner lot.

          The minimum lot size may not be less than that required  by the    

          Twiggs County Health Department where public water and      

          sewer are not available, even though the required size is larger    

          than specified in the district said lot is located.

4.4.3. Building Lines. A building line, meeting the front, rear, and side 

yard setback requirements of the zoning district in which the parcel is 

located, shall be established on all lots.

4.4.4. Double Frontage Lots. Double frontage lots should be avoided, 

except where essential to provide separation of residential development 

from traffic arteries or to overcome specific disadvantages of topography 

and orientation. When allowed, a strip of land at least ten (10) feet in 

width, shall be established along the lot or line of lots abutting a traffic 

artery and along which there shall be no right of access.

4.4.5.
Lots Must Abut A Public Street.   Except as provided for in 

Section 22.7.18, no building or structure shall be erected on a lot or 

portion of a lot which does not front on a public street except as may be 

allowed as a  part of a planned unit development under the provisions of 

Chapter 12 of this Ordinance.

4.4.5.1. All lots shall have a minimum thirty (30) foot 

frontage on a public street.

4.4.5.2. Each principal use shall be located on a lot or 

parcel which provides frontage on a public street having a right-of-way of not less than thirty (30) feet.

SECTION 4.5.
Height Requirements
4.5.1.
General Application. No building or structure shall hereafter be 

erected, constructed or altered so as to exceed the height limits specified 

in this Ordinance and set out in the district in which it is located.

4.5.2.
Height Obstructions.  The purpose of these provisions is to 

prevent the construction of objects which, because of their height, 

illumination or reflectivity, electrical emissions, and/or air emissions, 

represent an obstruction or safety hazard to air traffic operating in and 

out of Robins Air Force Base.

4.5.2.1.
Definitions.
The following definitions shall be used to 

interpret the requirements of Chapter 13.

4.5.2.1.1.
Approach-Departure Surface.
This surface is 

symmetrical about the RAFB runway centerline extended, begins 

as an inclined plane (glide angle) 200 feet beyond each end of the 

primary surface to the centerline elevation of the runway end, and 

extends for 50,000 feet.  The slope of the approach-departure 

clearance surface is 50:1 (one foot change in elevation for each 

fifty feet in distance from the starting point) along the extended 

runway (glide angle) centerline until it reaches an elevation of 500 

feet above the established airfield elevation, at which point it 

becomes a horizontal surface.  It then continues horizontally at 

this elevation to a point at 50,000 feet from the start of the glide 

angle.  The width of this surface at the runway end is 2,000 feet.  It 

then flares uniformly, with an end width of 16,000 feet at a 

distance 50,000 feet from both starting points.

4.5.2.1.2.
Conical Surface.
This inclined surface extends 

outward and 
upward from the outer periphery of the inner 

horizontal surface for a horizontal distance of 7,000 feet.  The 

slope of the conical surface is 20:1 (one foot change in elevation 

for each twenty feet in distance from the starting point), with an 

inner elevation of 150 feet above the established airfield elevation 

and an outer elevation of 500 feet above the established airfield 

elevation.

4.5.2.1.3.
Clear Zone Surface.  This surface defines the limits 

of the obstruction clearance requirements in the vicinity contiguous 

to the end of the primary surface.  The length and width (for a 

single runway) of a clear zone surface is 3,000 feet by 3,000 feet.

4.5.2.1.4.  
Established Airfield Elevation.
The altitude 

(measured in feet above mean sea level MSL) of the Robins Air 

Force Base main runway surface.  This elevation is hereby 

declared to be 295 feet MSL.

4.5.2.1.5.  
Height.
The true highest altitude of a structure 

or natural feature (including trees, protruding rocks, or natural 

ground surface) as measured in 
feet above mean sea level.

4.5.2.1.6.  
Inner Horizontal Surface.
This surface is a plane, 

oval in shape, that extends 7,500 feet from the RAFB airfield 

runway centerline at a height of 150 feet above the established 

airfield elevation.

4.5.2.1.7.  
Obstruction. 
Any structure or natural feature 

(including trees, protruding rocks, or natural ground surface) which 

exceeds the height limitation defined by the primary surface, clear 

zone surface, approach-departure clearance surfaces, inner 

horizontal surface, conical surface, outer horizontal surface, or 

transitional surfaces established for Robins Air Force Base.

4.5.2.1.8.  
Outer Horizontal Surface.
This surface is a 

horizontal plane that begins at the outer edge of the conical 

surface and extends for 30,000 feet at a height of 500 feet above 

the established airfield elevation.

4.5.2.1.9.  
Primary Surface.
This surface defines the limits of 

the obstruction clearance requirements in the immediate vicinity of 

the landing area.  The primary surface comprises surfaces of the 

runway, runway shoulders, and lateral safety zones and extends 

200 feet beyond the runway end.  The width of the primary 

surface for the RAFB runway is 2,000 feet, or 1,000 feet on each 

side of the runway centerline.

4.5.2.1.10.  
Structure.
 Any stationary or mobile object 

constructed or installed by man, including without limitation, 

buildings, towers, cranes, smoke stacks, earth formations, and 

overhead transmission lines.

4.5.2.1.11.  
Transitional Surfaces.
 These surfaces connect 

the primary surfaces, clear zone surfaces, and approach-

departure clearance surfaces to the outer horizontal surface, 

conical surface, and other horizontal or transitional surfaces.  The 

slope of the transitional surface is 7:1 (one foot in elevation for 

each seven feet in distance from the starting point) outward and 

upward at right angles to the runway centerline extended.

4.5.2.2.
Application.  These regulations shall apply to all lands 

within the unincorporated areas of Twiggs County that are overlaid by 

the primary surface, clear zone surface, approach-departure 

clearance surfaces, inner horizontal surface, conical surface, outer 

horizontal surface, or transitional surfaces established for Robins Air 

Force Base.  All development activity within these areas shall comply 

with the performance standards in Section 4.5.2.3. below in addition 

to the requirements of the underlying zoning district.  Where 

conflicting standards and requirements exist, the more stringent 

standards and requirements shall apply.

4.5.2.3.
Performance Standards.  All development within the areas 

governed by these height requirements shall comply with the 

following performance standards.

4.5.2.3.1.
Height Limitation.
 No structure shall be built which, 

by virtue of its finished height, would constitute an obstruction 

within the meaning of these regulations.  Where the development 

or redevelopment of land within the areas affected by these 

regulations will involve substantial grading and/or site preparation, 

the Board of Commissioners may require the applicant to move 

any existing obstructions (either natural or man-made) on the site 

as a condition of development plan approval.

4.5.2.3.2.
Use Restrictions.  No use may be made of land or 

water located within the RAFB Approach-Departure Surfaces that 

would:

4.5.2.3.2.1. 
create or result in electrical interference with

navigational signals or radio communication between RAFB 

and aircraft operating within the affected areas;

4.5.2.3.2.2. produce or reflect light in a sufficient intensity 

or manner that would make it difficult for pilots to distinguish 

between airport lights and other light sources, result in glare 

in the eyes of pilots using the base airport, or otherwise 

impair visibility in the vicinity of the base.  All proposed light 

sources that could conflict with this requirement (except structure lighting required under FAR Part 77) shall be properly shielded or directed away from a pilot's field of vision;

4.5.2.3.2.3. emit smoke or particulate matter which, in 

sufficient quantities or concentrations, would impair pilot 

visibility in the vicinity of the base or clog aircraft 

engines; or

4.5.2.3.2.4. attract large flocks of birds, which would 

constitute a hazard to air navigation in the vicinity of the 

base.  No solid waste disposal facility or landfill may be 

sited within the areas affected by these regulations.

4.5.2.4.
Review Procedures.

The standard zoning compliance 

process for Twiggs County shall apply to the areas affected by these

regulations.  However, any applicant proposing to construct a 

structure that is:

4.5.2.4.1.
located within the RAFB Outer Horizontal Surface 

or the Approach-Departure Horizontal Surface and would 

exceed 200 feet in height as measured from its tallest point 

to the finished ground level; or 

4.5.2.4.2.
located within the RAFB Primary Surface, Clear Zone Surface, Inner Horizontal Surface, Conical Surface, Approach-Departure Glide Angle 
Surface, or any Transitional Surface and would exceed 100 feet in height as measured from its tallest point to the finished ground level; shall comply with the following review procedures, in addition to the normal zoning compliance process.

4.5.2.4.3.
RAFB Civil Engineer's Office Review.  A copy of an 

application for zoning compliance within the affected areas, 

including the development plan, shall be provided, within five (5) 

days of submittal by the applicant, by Twiggs County to the staff of 

RAFB, which will provide a written recommendation to the Twiggs 

County Zoning Enforcement Officer within ten (10) days of receipt.

4.5.2.4.4.
FAA Review.  The applicant shall submit a copy of the 

application for FAA review under FAR Part 77, if applicable.  A copy of the FAR Part 77 review transmittal letter and application shall be submitted to the Board of Commissioners to document compliance with this requirement. The Board of Commissioners may condition any approval upon FAA approval under FAR Part 77 review.

4.5.2.5.
Submission Requirements.  An applicant shall submit a 

preliminary plan in accordance with the applicable requirements of 

these regulations for any development application that satisfies the 

special review requirements in Section 4.5.2.4. above. The Twiggs 

County Zoning Enforcement Officer may require the applicant to 

submit any or all of the items specified below, if the additional 

information is necessary to ensure compliance with the performance 

standards in Section 4.5.2.3.

4.5.2.5.1.
Imaginary Surface Boundaries.  The applicant may 

be required to delineate on the preliminary plan the boundaries of 

any primary surface, clear  zone surface, approach-departure 

clearance surfaces, inner horizontal surface, conical surface, outer 

horizontal surface, or transitional surfaces, if the location of the 

aforementioned surface boundaries with respect to the proposed 

development site or proposed structure locations is in question.  

All maps prepared to show the location of these boundaries shall 

be drawn to a scale designated by the Twiggs County Zoning 

Enforcement Officer.

4.5.2.5.2.
Location of Structures.
The applicant may be 

required to delineate the placement of all existing and proposed 

buildings and structures, including any existing or proposed tree 

stands.

4.5.2.5.3.
Specification of Uses.
The applicant may be 

required to specify the proposed uses to occur within each 

structure or activity area on the development site.

4.5.2.5.4.
Surface Elevation Bench Marks.  The applicant may 

be required to show the surface elevation of all structures (above 

mean sea level) and the maximum height in feet of any structure.  

For residential subdivisions, the Zoning Enforcement Officer may 

require the applicant to show surface elevations for the property in 

five-foot contours with sufficient bench marks to verify contour 

elevations.

4.5.2.5.5.
Narrative Description.
 The applicant may be 

required to prepare a narrative describing the location of the site, 

its total acreage, existing character and use; the concept of the 

proposed development or use, such as proposed residential 

density, and the relation of the proposed development plan to the 

Comprehensive Plan.

4.5.2.6.   Variances.  Any applicant wishing to erect a new structure, 

increase the height of an existing structure, permit the growth of any 

trees, or commit the property to a use that is not in compliance with the 

regulations prescribed in these regulations may apply to the Board of 

Commissioners for a variance.  The application for variance must be 

submitted in the form and manner specified in Section 23.8 of these 

regulations, and it must be accompanied by a written determination 

from the Federal Aviation Administration and the RAFB Civil Engineer's 

Office stating that the proposed structure will not be located within a 

normal aircraft flight track, that the requested height variance will not be 

excessive, and that all appropriate measures will be taken by the 

applicant to prevent any negative impacts on safe navigation within the 

protected air space surrounding RAFB.  Such variances shall be issued 

only where it is duly determined that a literal application or enforcement 

of these regulations will result in unnecessary hardship, and the relief 

granted will not be contrary to the public interest, will not create a 

hazard to air navigation, will do substantial justice, and will be in 

accordance with the spirit and intent of these regulations.  In addition, 

the Board of Commissioners may solicit the testimony of a qualified 

professional, at the expense of the applicant, to evaluate the proposed 

development plans and issue any professional findings or opinions that 

would assist the Board of Commissioners in reaching a decision 

regarding the variance request. The selection of a qualified professional 

shall be done by the Board of Commissioners.

4.5.3
.     
Permitted Exceptions.
 The building height restrictions imposed on buildings and structures by this Ordinance for each zoning district shall not apply to the following buildings and structures, except where imposed by the Base Environs (BE) District Regulations of this Ordinance.

4.5.3.1.   Churches, schools, hospitals, sanitariums and other public 

buildings and public utility structures excluding communication towers. 

There shall be no restrictions on such buildings or structures, provided 

that the front, side, or rear yards required in the district in which such 

building is to be located shall be increased an additional one (1) Foot 

for each ten (10) feet that the building exceeds the maximum height 

permitted in the district. 

4.5.3.2.  Barns, silos, grain elevators, other farm structures, belfries, cupolas, domes, monuments, water towers, wind mills, chimneys, smoke stacks, flag poles, masts, support poles and towers for electrical transmission lines, and structures under seventy (70) feet in total height used for amateur or recreational purposes such as a ham radio, a citizens ban radio, or home television antenna.

4.5.3.3.   Where located on building roofs, bulkheads, water tanks, 

scenery lofts, and similar structures, provided that such structure shall not occupy more than twenty-five (25) percent of the total roof area of the building.

4.5.3.4.   None of these exceptions shall apply to signs, satellite dishes, or communication towers which heights are regulated elsewhere in this  Ordinance.

SECTION 4.6.
Minimum Distance Between Buildings.


The following minimum distances between buildings located on the same lot or parcel of land shall be required, unless otherwise specified by this Ordinance.


4.6.1.    The minimum distance between main buildings on the same lot 


or parcel of land shall be:



4.6.1.1.
Front to front arrangement


40 feet



4.6.1.2.
Front to rear arrangement


50 feet



4.6.1.3.
Rear to rear arrangement



30 feet



4.6.1.4.
Side to side arrangement



20 feet



4.6.1.5.
All other combinations



20 feet


4.6.2.

There shall be not less than twenty (20) feet between a main 


building and an accessory building on the same lot or parcel.

4.6.3. No manufactured home shall be located within twenty (20) feet 

of any permanent principal building.

SECTION 4.7.

   
Accessory and Temporary Buildings.

4.7.1.
Accessory Buildings.  Location and uses of accessory buildings 

in all zoning districts shall be governed by the following conditions:

4.7.1.1.  Accessory buildings in residential and agricultural 

districts:

4.7.1.1.1.   
A detached accessory building shall not be 

closer than twenty feet (20) to the main or principal building, 

nor five (5) feet to a lot line.

4.7.1.1.2.   
In all residential districts a detached

accessory building shall not exceed two (2) stories and 

shall not be located in the front yard of a lot nor in a side or 

rear yard that has frontage on a public street.

4.7.1.1.3. 
  In all residential districts, accessory buildings 

shall not occupy more than thirty percent (30%) of the side 

or rear yard.
4.7.1.1.4. 
  Mobile homes, manufactured homes, trailers 

and freight containers shall not be allowed as accessory 

structures in any R-MH, R-1 or R-2 residential district.

4.7.1.1.5.








  Mobile homes and manufactured homes shall 

not be allowed as accessory structures in any R-AG 

residential district.

4.7.2. Accessory Buildings in all other Districts.  Accessory buildings shall meet the requirements of Section 4.6.2 and the yard requirements of the District in which they are located. Section 4.6.2 shall not be applied if the structures in question meet the Twiggs County Fire Safety Code.

SECTION 4.8.   Yards and Other Spaces.

No part of a yard or open space, or loading space, or off-street parking space about any building, required for the purpose of complying with the provisions of this Ordinance shall be included as part of a yard, or off-street parking, or loading space, or open space similarly required for another building. Every part of a required yard shall be open from its lowest point to the sky unobstructed, except for the ordinary projection of accessory buildings or structures, sills, cornices, ornamental features, chimneys, flues, and eaves, provided such projections shall not extend more than two (2) feet beyond the yard area requirements.
SECTION 4.9.
Buffers, Screening and Transition Areas.

4.9.1. Except as provided elsewhere in this Ordinance, the minimum setback for a commercial or industrial structure located adjacent to a residential district or dwelling shall be fifty (50) feet, of which twenty(20) feet shall be a landscaped or natural buffer.

4.9.2. Landscaped buffers shall be installed and shall be maintained by the property owner. This requirement shall run with the land regardless of the change of ownership. Constructive Notice shall be placed on the deed of the property where the buffer is required.

4.9.3. A natural buffer shall be composed of an undisturbed area the entire width of the required buffer. Site preparation and grading shall be prohibited in such buffer area and any site development activities shall not encroach into the required buffer area.

4.9.4. Where required, a screen shall be a wall or fence of uniform material solid in appearance or a tight evergreen hedge not less than six (6) feet in height.

SECTION 4.10.  Fence and Walls In R-AG Agricultural, R-1 Single Family, R-2 Multi-Family and Manufactured Housing Residential Districts.

The following regulations shall apply to the construction of fences (No permit required).


4.10.1.   Location.

4.10.1.1. 
Fences (walls and decorative fences) shall not be 

located outside or beyond the property or lot lines of the lot upon 

which said improvement shall serve.

4.10.1.2. Fences shall be placed no closer to the public right-

of-way than ten (10) feet for an arterial or collector street.  On 

minor streets, a fence may be permitted to be located closer to the 

right-of-way by the Zoning Enforcement Officer provided no 

vehicular sight distance problems are created.


































































































4.10.1.3. No fence or wall shall constitute an obstruction to the 





































































































vision for or create a hazard to vehicular traffic.

4.10.2.   Enclosure of swimming pools.  All swimming pools, shall be 

enclosed by fences or walls not be less than four (4) feet in height.

         SECTION 4.11.
Above Ground Storage Tank.  

                  All above ground storage tanks for the storage of gasoline liquefied

         petroleum gas, oil, or other flammable liquids or gases shall meet the set back 

         distances from all uses as provided for in Chapter 120-3-11 of the Rules and 

         Regulations of the Georgia Safety Fire Commissioner. All tanks must meet the

         specifications established by the Environmental Protection Agency and Georgia 

         State Fire Marshall.


         SECTION 4.12.
Outdoor Lighting.

                  Outdoor lighting of all types shall be directed to reflect away from all 

         residential dwellings, and shall be so situated as not to reflect directly into the 

         public right-of-way. Where the position of outdoor lighting will not adequately 

         shield nearby residential dwellings, the Zoning Enforcement Officer or Board of 

         Commissioners may require shielding to be installed over the proposed lights to 

         minimize glare.

CHAPTER 5

R-AG AGRICULTURAL RESIDENTIAL DISTRICT
SECTION 5.1.
Purpose and Intent.


The  R-AG Agricultural Residential District is established to maintain 

those areas with land characteristics, such as soil moisture, temperature and 

content suitable for farming, dairying, forestry operations and other agricultural 

activities; to protect land used or needed for food production and other 

agricultural uses from encroachment by untimely and unplanned high density 

residential, commercial or industrial development; to permit the continuation of 

agricultural uses in areas where development is anticipated, but where the 

present application of zoning controls for future, more intensive uses would be 

unreasonable and premature; to prevent the subdivision of land for residential

development that requires public services such as paved roads, water and 

sanitary sewer; and to preserve the rural, open space character of certain 

areas.  It is intended, in so far as possible, to allow the type land use existing at 

the time of the adaptation of this Ordinance, to continue and to allow similar 

uses after adaptation.

SECTION 5.2.
Permitted Uses. 

5.2.1.
Accessory buildings, structures and uses.

                      5.2.2.
    Agricultural or horticultural uses, including the production of field 

                    crops, fruits, nuts and vegetables; the raising of livestock and poultry; 

                    dairying; forestry and fisheries, and other uses involving agricultural 

                    operations, provided that barns, pens, corrals, sheds or similar structures 

                    used to feed, confine or otherwise shelter animals are located two 

                    hundred (200) feet from any residential structure on an adjacent lot or

                    parcel. This does not include feedlots as regulated in Section 18.6 this

                   Ordinance.                     

5.2.3.
Animal hospitals, provided that it is located on a lot that is a 

minimum of two (2) acres, and located on an arterial or collector street.

All structures shall have a minimum setback of fifty (50) feet from all 

property lines.

5.2.4.
Caretaker or employee residences.

5.2.5.

Cemeteries;  subject to the requirement of Section 18.10. 
5.2.6.
    Churches and other places of worship located on a lot that is a 

minimum of  two (2) acres and located on an arterial or collector street.  

All structures shall have a minimum setback of fifty (50) feet from all 

property lines.

5.2.7.
    Day Care Center located on a lot that is a minimum of two (2) 

acres and located on a collector or arterial street.  All structures shall 

have a minimum setback of fifty (50) feet from all property lines.

5.2.8.
    Single family dwellings, modular or manufactured homes.


5.2.9.
Farms.

5.2.10.
Home offices/occupations.

5.2.11.   Home swimming pools, provided the location is no closer than 

   
ten (10) feet to any property line and is enclosed by a wall or    

   
fence as provided for in Section 4.10.2.

5.2.12 Equestrian centers, provided they are located on a lot that is a 

minimum of five (5) acres. All barns, pens, corrals, sheds or similar structures used to feed, confine or otherwise shelter animals shall be at least two hundred (200) feet from any residential structure on an adjacent lot or parcel of land.

5.2.13
Kennels (private or commercial), provided they are located on a

lot that is a minimum of five (5) acres and all structures housing animals 

must be at least two hundred (200) feet from any residential structure.


5.2.14
Nurseries and greenhouses.


5.2.15
Parks, Community.

5.2.16 Public buildings and uses.


5.2.17     Rural Businesses.
5.2.18
Schools; kindergartens, elementary and secondary; and

vocational schools, colleges and universities, public and private, located 

on a lot that is a minimum of five (5)acres in size and fronting on a 

collector or arterial street.  All structures shall have a minimum setback of 

fifty (50) feet from all property lines.

5.2.19. Extraction or removal of sand, clay, kaolin or other associated 

minerals subject to obtaining approval from the Georgia Department of Natural Resources.

SECTION 5.3.
Conditional Uses Subject to Approval of the Board of 

Commissioners:

5.3.1.
         Farm supply stores and agricultural related businesses,

such as agricultural machinery and implements sales  and service, auction facilities, feed and grain stores and other business not involving sales or services to the general public, provided such business fronts on a collector or arterial street, and provided such buildings or uses are not located within two hundred (200) feet of an abutting property zoned R-1 or R-2 Residential Districts, or utilized for single family or manufactured Home residential use. 

5.3.2.
Boarding homes, dormitories and lodging houses for 

agricultural workers, provided such dwellings are located on a farm, 

provision is made to meet all applicable public health requirements, and 

such structures are intended for the temporary or seasonal housing of 

farm workers.


5.3.3.
Sanitariums, rest homes, and nursing homes.
5.3.4.      Clubs, lodges, fraternal institutions and places for assembly of 

non-profit membership groups, provided such use is located on          

a minimum size lot of two (2) acres, that fronts on a collector or 

arterial street.

5.3.5.  
Golf, swimming, tennis or country clubs located on a lot that is a 

minimum of five (5) acres; with no structure located closer than 

one hundred (100) feet to any property line and buffered in 

accordance with Section 4.9. 

5.3.6. 
Communication towers meeting the requirements of Section  


18.7.

5.3.7. 
Recreation facilities of an unenclosed, commercial nature, 


including archery ranges, campgrounds, fairgrounds, firearms 


shooting ranges and golf driving ranges with frontage on a Collector or 


Arterial Street or Highway and provided such uses are not located within 


one thousand (1,000) feet of an abutting property zoned Residential or 


utilized for single family residential or manufactured home residential

           use.

5.3.8. Private air fields, provided that all federal and state regulations 

governing the construction and usage of air fields are met. Written approval from applicable regulatory agencies shall be provided to the Zoning Enforcement Officer before a zoning permit is issued.


5.3.9. 
Group homes.

           5.3.10. 
Convenience stores with gas pumps, provided it is located on a 


collector or arterial street.

           5.3.11. 
Neighborhood commercial use meeting the requirements of 


Section 9.2.

           5.3.12. 
Commercial Feedlots subject to Section 18.6.
5.3.13. 
Temporary sawmills.

5.3.14. 
Manufactured home communities subject to the requirements of 

Section 18.3.

5.3.15. Race tracks provided the requirements of Section 18.9 are met.

5.3.16. Extraction or removal of sand, gravel, top soil, or other natural resources subject to the following conditions:

5.3.16.1. Mining activities shall be located no closer than one

hundred (100) feet to any property line;

5.3.16.2. Access to the removal area shall not be through a 

residential area;

5.3.16.3. The extraction of any material requiring explosives shall not 

be established within four thousand (4,000) feet of a residential use or two thousand (2,000) feet of any other use; and

5.3.16.4.  Approval shall be obtained from the Georgia Department of Natural Resources.

SECTION 5.4.
Lot and Area Requirements.


Lot and area requirements set out in this section, except those provided elsewhere in this Chapter for specific uses, shall be met for all construction and land uses. The Twiggs County Health Department may require greater lot or area standards than those imposed in this section pursuant to other County or State laws.  Two dwellings (single family, modular home or manufactured home) may be allowed on one lot subject to the requirements of Section 18.12.


5.4.1.
Minimum Lot Area:



5.4.1.1.  With septic tank and well




































































































43,560 sq.ft.



5.4.1.2.  With septic tank                      




























































































43,560 sq.ft.

    

5.4.1.3.  With public sewer                   































































































43,560 sq.ft.


5.4.2. 
Minimum lot width at building line: 

               
5.4.2.1.  With septic tank and well             





































































































1
50 feet

                          5.4.2.2.  With septic tank                            
































































































150 feet

                          5.4.2.3.  With public sewer                          





























































































150 feet

5.4.3.
Maximum lot coverage (percentage)              

























































































25%


SECTION 5.5.
Yard Requirements (building setback distance).


Except as provided elsewhere in this chapter, the following minimum building setback distance requirements shall be provided for all buildings or structures as measured from:

             5.5.1.
Arterial and collector street right-of-way lines:
               5.5.1.1.  Front yard                            
    
 


 













































































































60 feet

    5.5.1.2.  Rear yard                            
    
 

   





































































































60 feet

    5.5.1.3.  Side yard                            
    
 

   






































































































60 feet

5.5.2. 
Minor street right-of-way lines:
    5.5.2.1.  Front yard           
           
            





















































































50 feet  

    5.5.2.2.  Rear yard                            
            





















































































50 feet


               5.5.2.3.  Side yard                            
            





















































































50 feet

 5.5.3.
Interior lot lines:
                          5.5.3.1.  Front yard (where applicable)   


  
 










































































































50 feet


               
5.5.3.2.  Rear yard                                    
 

 








































































































50 feet


               
5.5.3.3.  Side yard                                     
 

 






































































































20 feet

SECTION 5.6. 
Building Height Requirements.


The maximum permitted height for buildings and structures shall be thirty-five (35) feet, except as provided for in Section 4.5.

SECTION 5.7.
Off-Street Parking and Loading Space Requirements.


Spaces for off-street parking and provisions for loading and unloading spaces shall be provided in accordance with the provisions of Chapter 17.

SECTION 5.8.
Signs.


Signs as allowed in this zoning district shall comply with the provisions of Chapter 20. 

CHAPTER 6

R-1 SINGLE FAMILY RESIDENTIAL DISTRICT

SECTION 6.1.
Purpose and Intent.

The  R-1 Single Family Residential District is intended to provide suitable 

areas for low density residences, and including manufactured homes, 

regardless of service by public water and sanitary sewer services.  These areas 

are intended to be defined and protected from the encroachment of uses not 

appropriate to the residential environment.

SECTION 6.2.
Permitted Uses.


6.2.1.      Accessory buildings, structures and uses.


6.2.2.      Single family detached dwellings and modular homes.

6.2.3.   
Manufactured homes subject to the requirements of Section 18.5.

6.2.4.
   Home swimming pools, provided that the location is not closer 

than ten(10) feet to any property line and the pool is enclosed by a wall of 

fence as required by Section 4.10.2.     


6.2.5.
Public buildings and uses.


6.2.6.
Accessory buildings and uses.


6.2.7.
Home offices and occupations.



6.2.8. 
Parks, Community.

6.2.9.       Agricultural crop and forestry production.

SECTION 6.3.
Conditional Uses Subject to Approval by the Board of 

Commissioners:

6.3.1. Churches, temples, synagogues and places of worship and their customarily related facilities, including cemeteries, provided such uses are located on a lot with a minimum of two (2) acres. All structures shall have a minimum fifty (50) feet set back from any property line and fronting on a collector or arterial street.

6.3.2.  Clubs, lodges, fraternal institutions and other places of assembly 

for non-profit membership groups, including customary related uses, 

provided such uses are located on a lot with a minimum of two (2) acres 

containing frontage on a collector or arterial street.  All structures shall

have a minimum fifty (50) feet setback from any property line.

6.3.3.  Parks, playgrounds, community centers, swimming pools, golf 

courses and other recreational facilities, located on a lot that is a 

minimum of five (5) acres. No building shall be within two hundred (200) 

feet of a property line. 

6.3.4.  Private schools and kindergartens on a lot with a minimum of five 

(5) Acres and fronting on a collector or arterial street.  All structures shall

have a minimum two hundred (200) foot setback from any property line.

6.3.5.  Personal care homes, homes for the elderly housing less than ten 

(10) persons, provided such use is located on property fronting on a 

public road and is licensed or certified by the Georgia Department of 

Human Resources (DHR) or has received from DHR a waiver of or 

variance from the licensing of certification requirements.

6.3.6. Day care center provided such use is located on an arterial or 

collector street and on a lot that is a minimum of one (1) acre and a minimum twenty (20) foot setback is maintained from all structures any property line.

6.3.7.  Convalescent, nursing homes, group homes, rehabilitation 

centers, sanitariums and similar institutionalized residential facilities 

involving professional care and treatment, serving less than twenty (20) 

persons, provided such uses are located on property fronting on an 

arterial or collector street, and that such facility is located on not less than 

two (2) acres.  All structures shall have a minimum fifty (50) foot setback 

from any property.


6.3.8.  Home occupations. 


6.3.9.  Residential business. 


6.3.10. Group homes.

SECTION 6.4.
Lot and Area Requirements.


Lot and area requirements set out in this section, except those provided elsewhere in this Chapter for specific uses, shall be met for all construction and land uses. The Twiggs County Health Department may require greater lot or area standards than those imposed in this section pursuant to other County or State laws.


6.4.1.
Minimum Lot Area:


               6.4.1.1.  With septic tank and well           






































































43,560 sq. ft.


               6.4.1.2.  With septic tank                    















































































   20,000 sq. ft.


               6.4.1.3.  With public sewer                  



























































































15,000 sq. ft.

6.4.2. 
Minimum lot width at building line:

      
6.4.2.1.  With septic tank and well               
      































































150 feet

 
6.4.2.2.  With septic tank                       
      




























































































100 feet


6.4.2.3   With public sewer                            
      

































































85 feet

6.4.3.
Maximum lot coverage (percentage)  

















































































































































25%

SECTION 6.5.
Yard Requirements (building setback distance).


Except as provided elsewhere in this chapter, the following minimum building setback distance requirements shall be provided for all buildings or structures as measured from:


6.5.1.
Arterial and collector street right-of-way lines:
      
6.5.1.1.  Front yard                         

         


































































































60 feet

      
6.5.1.2.  Rear yard                         

         


































































































60 feet

      
6.5.1.3.  Side yard                          

         


































































































60 feet

     
6.5.2.
Minor street right-of-way lines:

      
6.5.2.1.  Front yard                         

         


































































































50 feet  


      
6.5.2.2.  Rear yard                         

         


































































































50 feet


            
6.5.2.3. Side yard                          

         


































































































50 feet


6.5.3. 
Interior lot lines:
                  
6.5.3.1.  Front yard (where applicable)      
         




































































50 feet

                  
6.5.3.2.  Rear yard                                      
         






























































50 feet

                  
6.5.3.3.  Side yard                
                 






























































10 feet

SECTION 6.6.
Building Height Requirements.


The maximum permitted height for buildings and structures shall be thirty-five (35) feet, except as provided for in Section 4.5.

SECTION 6.7.
Off-Street Parking and Loading Space Requirements.


Spaces for off-street parking and provisions for loading and unloading 

spaces shall be provided in accordance with the provisions of Chapter 17.

SECTION 6.8.
Signs.


Signs as allowed in this zoning district shall comply with the provisions of Chapter 20 .

CHAPTER 7

R-2 MULTI-FAMILY RESIDENTIAL DISTRICT

SECTION 7.1.
Purpose and Intent.


The R-2 Multi-family Residential District is intended to permit an intermixture of dwellings types, to provide for different aesthetic categories of dwellings, to provide for higher residential densities than R-1 Single Family Residential Districts, and to situate these uses where public and commercial facilities and services are available.

SECTION 7.2.
Permitted Uses

7.2.1.

Any use permitted in a R-1 Single Family  Residential District.

7.2.2. 
Two family dwellings (duplexes); each unit shall meet the minimum lot size requirements of this Chapter.

SECTION 7.3.
Conditional Uses Subject to the Approval of the Board of

Commissioners:

 
7.3.1.
Any conditional use allowed in a R-1 Single Family Residential 


District.

7.3.2.
Single family attached dwellings, including townhouses, not to 

exceed seven (7) dwelling units per acre, provided each dwelling is 

located upon its own lot with a  minimum lot size of two thousand seven 

hundred (2,700)  square feet and fronts on a public right-of-way.


7.3.3.
Multi-family Condominiums, provided that the condominium fronts on a public right-of-way and meets all applicable provisions of the 

Georgia Condominium Act, O.C.G.A. §44-3-70, et. seq.. at a density no  

greater than ten (10) units per acre and located on public sewer.

7.3.4.
Multi-family dwellings located on public sewer at a density no greater than ten (10) units per acre. 

SECTION 7.4. Lot and Area Requirements. 


Lot and area requirements set out in this section, except those provided elsewhere in this Chapter for specific uses, shall be met for all construction and land uses. The Twiggs County Health Department may require greater lot or area standards than those imposed in this section pursuant to other County or State laws.


7.4.1.
Minimum Lot Area:

   
      
7.4.1.1.  With septic tank and well        

























































































43,560 sq. ft.


      
7.4.1.2.  With septic tank                       





















































































15,000 sq. ft.


      
7.4.1.3.  With public sewer                    






















































































12,000 sq. ft.

7.4.2.
Minimum lot width at building line:

      
7.4.2.1.  With septic tank and well           














































































































150 feet


      
7.4.2.2.  With septic tank                          
      














































































100 feet


      
7.4.2.3   With public sewer                    
        
  



 
  

































































75 feet

7.4.3. 
Maximum lot coverage (percentage)  

















































































































































20%

SECTION 7.5.
Yard Requirements (building setback distance).


Except as provided for elsewhere in this chapter, the following minimum building setback distance requirements shall be provided for all buildings or structures as measured from:

            7.5.1.
Arterial and collector street right-of-way lines:
      
7.5.1.1.  Front yard                       










  


























































































































60 feet

      
7.5.1.2.  Rear yard                       














































































































































60 feet

      
7.5.1.3.  Side yard                       














































































































































60 feet

7.5.2.
Minor street right-of-way lines:
      
7.5.2.1.  Front yard                      














































































































































50 feet  

      
7.5.2.2.  Rear yard                      














































































































































50 feet

                 
7.5.2.3.  Side yard                     














































































































































50 feet

7.5.3.
Interior lot lines:
  
      
7.5.3.1.  Front yard (where applicable)











































































































































50 feet

          
      
7.5.3.2.  Rear yard                                  




























































































































50 feet

          
      
7.5.3.3.  Side yard                               













































































































































10 feet

SECTION 7.6.    Building Height Requirements.


The maximum permitted height for buildings and structures shall be thirty-five (35) feet, except as provided for in Section 4.5.

SECTION 7.7.
Off-Street Parking and Loading Space Requirements.


Spaces for off-street parking and provisions for loading and unloading spaces shall be provided in accordance with the provisions of Chapter 17.

SECTION 7.8.
Signs.


Signs as allowed in this zoning district shall comply with the provisions of Chapter 20.

CHAPTER 8

R-MH MANUFACTURED HOME RESIDENTIAL DISTRICT

SECTION 8.1.
Purpose and Intent.


The R-MH Manufactured Home Residential District is intended to provide adequate locations and densities for manufactured home communities, individual manufactured homes, and other uses allowed by this Chapter. 

SECTION 8.2.
Permitted Uses.



8.2.1.  Single-family detached dwellings and modular homes.


8.2.2. Manufactured homes provided the requirements of Section 18.4 are met.

       
8.2.3.  Accessory buildings, structures and uses.

      
8.2.4.  Home swimming pool, provided the location is not closer 


than ten (10) feet to any property line and the pool is enclosed 


by a wall or fence as  required by Section 4.10.2.

    8.2.5.  Agriculture, forestry, livestock, and poultry production, 

    provided that the operation is conducted on lot of land greater 

    than five (5) acres in area and that no structure containing 


poultry or livestock and no storage of manure or odor or dust 


producing substance or use shall be located within two hundred 


(200) feet of a property line.



8.2.6.  Home offices and occupations.

SECTION 8.3.
Conditional Uses Subject to Approval of Board of Commissioners.


8.3.1.  All Conditional uses allowed in a R-1 Single Family 


Residential District;


8.3.2.  Manufactured home communities, provided that the 


regulations in Section 18.3 are met.

SECTION 8.4.
Lot and Area Requirements.


Lot and area requirements set out in this section, except those provided elsewhere in this Chapter for specific uses, shall be met for all construction and land uses. The Twiggs County Health Department may require greater lot or area standards than those imposed in this section pursuant to other County or State laws.


8.4.1.   
Minimum Lot Area:


 
8.4.1.1.  With septic tank and well       
 





























































































43,560 sq.ft.


               8.4.1.2.  With septic tank              
        
 


























































25,000 sq.ft.


               8.4.1.3.  With public sewer      
         
 





















































15,000 sq.ft.


8.4.2.
Minimum lot width at building line:


          
8.4.2.1.  With septic tank and well          
  








































































































150 feet

                          8.4.2.2.  With septic tank                         
  



































































































100 feet

                          8.4.2.3.  With public sewer                          
    







  


































































85 feet

8.4.3. 
Maximum lot coverage  (percentage)  












































































































































20%

SECTION 8.5.
Yard requirements (building setback distance).


Except as provided for elsewhere in this chapter, the following minimum building setback distance requirements shall be provided for all buildings or structures as measured from:

            8.5.1.
Arterial and collector street right-of-way lines:



8.5.1.1. Front yard                  














































































































































60 feet


8.5.1.2. Rear yard                   














































































































































60 feet


8.5.1.3. Side yard                  














































































































































60 feet

 8.5.2.
Minor street right-of-way lines:
     8.5.2.1.  Front yard                     














































































































































50 feet  

     8.5.2.2.  Rear yard                      














































































































































50 feet

                          8.5.2.3.  Side yard                       














































































































































50 feet


  8.5.3.
Interior lot lines:

               8.5.3.1.  Front yard (where applicable)











































































































































50 feet

                         
8.5.3.2.  Rear yard                               










































































































































50 feet

                         
8.5.3.3.  Side yard                                








































































































































10 feet

SECTION 8.6.
Building Height Requirements.


The maximum permitted height for buildings and structures shall be thirty-five (35) feet, except as provided for in Section 4.5.

SECTION 8.7.
Off-Street Parking and Loading Space Requirements.


Spaces for off-street parking and provisions for loading and unloading spaces shall be provided in accordance with the provisions of Chapter 17.

SECTION 8.8.
Signs.


Signs as allowed in this zoning district shall comply with the provisions of Chapter 20.

CHAPTER 9

C-1 NEIGHBORHOOD SERVICE COMMERCIAL

SECTION 9.1.
Purpose and Intent.


The purpose of this district is to provide convenient shopping facilities consisting of convenience goods and personnel services in a neighborhood market area. This district is intended to serve the daily or frequent trade or service needs of the immediate surrounding populations. No use shall be allowed to have on premise consumption of alcoholic beverages. 

SECTION 9.2.
Permitted Uses.


Neighborhood commercial uses as defined in Section 2.3.65 are permitted, provided that no more than ten (10) employees are employed during any one shift and that there be no manufacturing, repair or fabrication of any product or goods sold on the premises.  Accessory buildings, structures and uses shall be considered a permitted use.  The following uses shall be considered a neighbor commercial use:

9.2.1. Convenience food stores including the sale of gasoline and fast 

food.

9.2.2. Variety and dry good stores.

9.2.3. Barber and beauty shops.

9.2.4. Specialty food stores, grocery stores, meat markets, but not 

Supermarkets.

9.2.5. Art, craft and antique shops.

9.2.6. Bakery.

9.2.7. Book, stationary, camera and news stands.

9.2.8. Confectionery stores.

9.2.9. Florist and gift shops.

9.2.10. Hardware and paint stores.

9.2.11. Drug Stores.

9.2.12. Beverage stores, including the sale of alcohol beverages.

9.2.13. Any use similar to those listed in Sections 9.2.1 – 9.2.12 above.

SECTION 9.3. Conditional Uses Approved by the Board of Commissioners:

9.3.1.

















Restaurants, without the sale of alcoholic beverages.

9.3.2. 













Medical and professional offices

9.3.3.
















Kindergartens, play schools and day care centers

9.3.4.
















Laundry and dry cleaner pick up stations

9.3.5.
















Pet shops and grooming establishments.
SECTION 9.4.















Lot and Area Requirements.


Except for uses provided for elsewhere in this Chapter, the lot and area requirements set out in this section, or as may be required by the Twiggs County Health Department, shall be met for all construction and land uses:


9.4.1.
Minimum Lot Area:



9.4.1.1.  With septic tank and well         
























































































43,560 sq.ft.



9.4.1.2.  With septic tank                       

























































































15,000 sq.ft.

     9.4.1.3. With public sewer                      
  






  


































































3,500 sq.ft.

9.4.2.
Minimum lot width at building line:
  
9.4.2.1. With septic tank and well               
     









































































150 feet


                   
9.4.2.2. With septic tank                              
     





































































100 feet


                   
9.4.2.3. With public sewer                         
       















































































30 feet

9.4.3.
Maximum lot coverage (percentage)               




















































































50%

SECTION 9.5.
Yard Requirements (building setback distance).


Lot and area requirements set out in this section, except those provided elsewhere in this Chapter for specific uses, shall be met for all construction and land uses. The Twiggs County Health Department may require greater lot or area standards than those imposed in this section pursuant to other County or State laws.


 9.5.1.
Arterial and collector street right-of-way lines:
             
9.5.1.1. Front yard                        

         


































































































60 feet

  
9.5.1.2. Rear yard                        
 
         






























































































60 feet

  
9.5.1.3. Side yard                          

         


































































































60 feet

 9.5.2.
Minor street right-of-way lines:
 
9.5.2.1. Front yard                         

          






























































































50 feet


9.5.2.2. Rear yard                          

          






























































































50 feet


           
9.5.2.3. Side yard                          

          






























































































50 feet

 9.5.3.
Interior lot lines:
                       
9.5.3.1. Front yard (where applicable)     
          









































































50 feet

                       
9.5.3.2. Rear yard                                     
          




































































50 feet

                       
9.5.3.3. Side yard                                      
          


































































10 feet

SECTION 9.6.
Building Height Requirements.


The maximum permitted height for buildings and structures shall be thirty-five (35) feet, except as provided for in Section 4.5.

SECTION 9.7.
Off-Street Parking and Loading Space Requirements.


Spaces for off-street parking and provisions for loading and unloading spaces shall be provided in accordance with the provisions of Chapter 17.

SECTION 9.8.
Signs.


Signs as allowed in this zoning district shall comply with the provisions of Chapter 20.

CHAPTER 10

C-2 GENERAL BUSINESS DISTRICT
SECTION 10.1.
Purpose and Intent.

The general business district is intended to provide adequate space for 

various types of general business uses, including the retailing of major goods 

and services of large scale, automotive and other types of more intensive 

commercial activities involving non-industrial use of chemicals, outdoor displays, 

sales and storage and establishments that rely on highway oriented passerby 

traffic.

SECTION 10.2.
Permitted Uses.
10.2.1. All uses permitted in a C-1 Neighborhood Service Commercial District.

10.2.2.  Automated car washes, as accessory to convenient stores with 


retail gasoline sales.

10.2.3.  Banks and financial institutions, including drive-ins, drive-through 


and automatic teller facilities and accessory uses.


10.2.4.  Churches, temples, synagogues and places of worship.

10.2.5.  Clubs, lodges, fraternal institutions and other places of public 

assembly for membership groups both non-profit or for profit.


10.2.6.  Clothes pressing, repair, sale and rental.


10.2.7.  Day care centers.

10.2.8.  Office, business, medical, professional, insurance and real estate 

office.

10.2.9.  Personal services such as dry cleaning, small appliance repair, lock smith shops, and tailor shops.
           10.2.10. Photography shops and studios.


10.2.11. Printing, copying and reproduction services.


10.2.12. Public buildings and uses.

           10.2.13. Appliance and small goods rental and sales stores.


10.2.14. Restaurants and snack bars, without the sale of alcoholic 


beverages.


10.2.15. Schools, public and private; kindergarten, elementary and 


secondary; and public and private vocational schools, colleges and 


universities.

Section 10.3.  Conditional Uses Approved by the Board of Commissioners:


10.3.1.
Amphitheaters, auditoriums and stadiums.


10.3.2.
Animal hospitals and veterinarian clinics, kennels and pet 


grooming.

10.3.3.   Automobile, boat, truck, motorcycle, bicycle and other vehicle 

rental, repair, service and sales.


10.3.4.
Billiard halls, pool rooms and amusement arcades.


10.3.5.   Boarding and rooming houses


10.3.6.   Bowling alleys.


10.3.7.
Building materials, sales and lumber yards and similar 


establishments.


10.3.8.    Bus passenger stations.


10.3.9.    Flea markets.


10.3.10.  Funeral homes, mortuaries and mausoleums.


10.3.11.  Garden supply centers, greenhouses and landscaping 


services.

10.3.12. Hospitals and clinics.

10.3.13. Hotels and motels.


10.3.14.  Mini warehouse and mini storage facilities.


10.3.15.  Manufactured home and portable building sales.


10.3.16.
Multi-family dwellings subject to the requirements of Section 


7.3.4.


10.3.17.  Public auction facilities


10.3.18.  Radio and television studios.


10.3.19.  Theaters, indoor.


10.3.20.  Truck stops and truck terminals.


10.3.21.  Recreational, Commercial.


10.3.22.  Shopping Centers.

SECTION 10.4.     Lot and Area Requirements.


Lot and area requirements set out in this section, except those provided elsewhere in this Chapter for specific uses, shall be met for all construction and land uses. The Twiggs County Health Department may require greater lot or area standards than those imposed in this section pursuant to other County or State laws.


10.4.1.
Minimum Lot Area:


               10.4.1.1. With septic tank and well       





























































































43,560 sq.ft.


               10.4.1.2. With septic tank                    


































































































15,000 sq.ft.


               10.4.1.3. With public sewer                   
  


























































































3,500 sq.ft.

   10.4.2.    Minimum lot width at building line:

               10.4.2.1. With septic tank and well         
     




























































































150 feet

                          10.4.2.2. With septic tank                         
     

















































































100 feet

                          10.4.2.3  With public sewer                        
       









































































30 feet


10.4.3.     Maximum lot coverage (percentage)             

























































































50%

SECTION 10.5. Yard Requirements (building setback distance).


Except as provided for elsewhere in this chapter, the following minimum building setback distance requirements shall be provided for all buildings or structures as measured from:

     
10.5.1.      Arterial and collector street right-of-way lines:
              
       10.5.1.1. Front yard                     

        







































































































60 feet

    

       10.5.1.2. Rear yard                     

        







































































































60 feet

    

       10.5.1.3. Side yard                     

        







































































































60 feet


10.5.2.       Minor street right-of-way lines:
    

       10.5.2.1. Front yard                    

        







































































































50 feet  

    

       10.5.2.2. Rear yard                     

        







































































































50 feet

                  
       10.5.2.3. Side yard                     

        







































































































50 feet


10.5.3.       Interior lot lines:
                             10.5.3.1. Front yard (where applicable) 
        












































































50 feet

                             10.5.3.2. Rear yard                           
                   
















































50 feet

                             10.5.3.3. Side yard                                    
        


























































1
0 feet

SECTION 10.6.     Building Height Requirements.


The maximum permitted height for buildings and structures shall be thirty-five (35) feet, except as provided for in Section 4.5.
SECTION 10.7.     Off-Street Parking and Loading Space Requirements.


Spaces for off-street parking and provisions for loading and unloading spaces shall be provided in accordance with the provisions of Chapter 17.

SECTION 10.8.     Signs.


Signs as allowed in this zoning district shall comply with the provisions of Chapter 20.

CHAPTER 11

I-G GENERAL INDUSTRIAL DISTRICT

SECTION 11.1.
Purpose and Intent.

The industrial district is established for the purpose of reserving certain 

areas with relatively level topography, adequate water and sewerage facilities, 

and access to arterial streets for industrial operations; and to provide, through 

conditional use permits, for those manufacturing and industrial uses which 

include, but are not limited to, uses that are characterized by excessive 

emission of heat, glare, noise, vibration, smoke, dust, gas, fumes, odors, 

radiation and those that create fire and explosion hazards and other nuisance or 

undesirable conditions.

SECTION 11.2.
Permitted Uses.

11.2.1. Accessory buildings, structures and uses.

11.2.2. Any retail or retail service or repair establishment.


11.2.3.
Automobile repair garages.


11.2.4.
Bus stations.

11.2.5.    Theaters, indoor and outdoor, provided there shall be not less 

than 200 feet of sight distance at any exit to a arterial or collector street 

and provided that there shall be off-street storage space to accommodate

waiting automobiles at the ratio of one (1) space for each three (3) 

theater accommodations for outdoor theaters.


11.2.6.
Hotels, motels or tourist courts.


11.2.7.
Public and semi-public buildings and uses.


11.2.8.
Office and office buildings.


11.2.9.
Radio and television studios.

11.2.10.  Storage yards, provided there is a landscaping or fencing buffer 

on all sides.


11.2.11.  Truck terminals and distribution centers.


11.2.12.  Veterinarian offices and hospitals.


11.2.13.  Wholesaling and warehousing.


11.2.14.  Blueprinting and printing establishments.


11.2.15.  Building material and other outside storage yards, provided that 


there is a landscaping or fencing buffer on all sides of any storage yard.


11.2.16.  Cabinet shops.


11.2.17.  Dry cleaning plants.


11.2.18.  Machine or welding shops.


11.2.19.  Mini warehouses and mini storage facilities.


11.2.20.  Soft drink bottling and distributing plants.


11.2.21.  Recreational, Public and Commercial.

11.2.22.
Manufacture of any product not listed as conditional use.

11.2.23. Extraction or removal of sand, clay, kaolin or other associated 

minerals subject to obtaining approval from the Georgia Department of Natural Resources.

11.2.24.
Lumber yards, planning and saw mills.


11.2.25.
Any commercial or industrial uses similar in nature to those 


listed in Sections 11.2.1. to 11.2.24.  

SECTION 11.3.
Conditional Uses Subject to Approval by the Board of 

Commissioners:
11.3.1. Acid manufacturing and storage.

11.3.2. Armories.

11.3.3. Asphalt storage or manufacture.


11.3.4.
Cement, lime, gypsum or plaster of paris manufacture.


11.3.5.
Ceramic production.

           11.3.6.    Concrete, cement, clay, mortar and plaster production.

           11.3.7.    Feed grain or fertilizer manufacture or storage including grain 


elevators.

11.3.8.    Food processing plants, including fish and poultry facilities.


11.3.9.   
Foundry and forging plants.

11.3.10. Junkyards, with site plan approval by the Board of 

Commissioners, including, but not limited to landscape buffers and fencing on all property boundaries.  No junkyard shall have frontage on a State or Federal highway.


11.3.11.
Lumber yards, planing and sawmills.


11.3.12.  Petroleum refining and storage.


11.3.13.  Recycling centers and materials recovery facilities.


11.3.14.  Septic tank cleaning services.


11.3.15.  Smelting of  any ores.


11.3.16.
Slaughter houses and stock yards.


11.3.17.
Airport and landing fields.


11.3.18. 
Commercial incinerators, including but not limited to, those 


handling  garbage and medical waste.


11.3.19. 
Manufacturing, processing or storage in bulk of chemical and 

            pharmaceutical products.


11.3.20. 
Manufacture and storage of gas, including but not limited to 


butane,  propane, chlorine or other toxic, noxious or pyrophoric gases.


11.3.21.  Racetracks subject to section 18.9.


11.3.22.  Rendering plants.

11.3.23.  Rifle, pistol and skeet ranges.

11.3.24.  The following activities and uses are allowed subject to

Sections 18.15 and 24.3.1:

11.3.24.1.  Biomedical Waste Facility;

11.3.24.2.  Hazardous Waste Facility;

11.3.24.3.   Land Spreading, Spraying or Applying Sewage Sludge on 

the ground.

11.3.24.4.  Materials Recovery Facility;

11.3.24.5.  Municipal Solid Waste Disposal Facility;

11.3.24.6.  Municipal Solid Waste Landfill;

11.3.24.7.  Private Industry Solid Waste Disposal Facility; and

11.3.24.8.  Solid Waste Handling Facility.

SECTION 11.4.     Lot and Area Requirements.


Lot and area requirements set out in this section, except those provided elsewhere in this Chapter for specific uses, shall be met for all construction and land uses. The Twiggs County Health Department may require greater lot or area standards than those imposed in this section pursuant to other County or State laws.


11.4.1.
Minimum Lot Area:


 
11.4.1.1. With septic tank and well          















































































43,560 sq.ft.


 
11.4.1.2. With septic tank                        















































































25,000 sq.ft.


  
11.4.1.3. With public sewer                     

















































































10,000 sq.ft.

11.4.2.
Minimum lot width at building line:

  
11.4.2.1. With septic tank and well              
      































































150 feet


  
11.4.2.2. With septic tank                             
      



























































100 feet


 
11.4.2.3  With public sewer                           
        
























































75 feet

11.4.3.
Maximum lot coverage (percentage)                    


























































50%

SECTION 11.5.     Yard Requirements (building setback distance).


Except as provided for elsewhere in this chapter, the following minimum building setback distance requirements shall be provided for all buildings or structures as measured from:


11.5.1.
Arterial and collector street right-of-way lines:
      
11.5.1.1. Front yard.                   

        







































































































60 feet


11.5.1.2. Rear yard                    

        







































































































60 feet

 
11.5.1.3. Side yard                     

        







































































































60 feet

11.5.2.
Minor street right-of-way lines:
 
11.5.2.1. Front yard                    

        







































































































50 feet  

 
11.5.2.2. Rear yard                     

        







































































































50 feet

                        
11.5.2.3. Side yard                     

        







































































































50 feet

11.5.3.
Interior lot lines:


11.5.3.1. Front yard (where applicable)        
        



























































50 feet

          

11.5.3.2. Rear yard                                       
        


























































50 feet

          

11.5.3.3. Side yard                                        
        
























































10 feet

SECTION 11.6.     Building Height Requirements.


The maximum permitted height for buildings and structures shall be thirty-five (35) feet, except as provided for in Section 4.5.

SECTION 11.7.     Off-Street Parking and Loading Space Requirements.


Spaces for off-street parking and provisions for loading and unloading spaces shall be provided in accordance with the provisions of Chapter 17.

SECTION 11.8.     Signs.


Signs as allowed in this zoning district shall comply with the provisions of Chapter 20.

CHAPTER 12

PUD PLANNED UNIT DEVELOPMENT DISTRICT

SECTION 12.1.     Purpose and Intent.


The purpose of this district is to offer design flexibility in the development of land consistent with the Comprehensive Plan; to promote safe, healthy, and harmonious development actives; and to encourage a more efficient use of land which reflects changes in technology and economics of land development so that resulting economies may accrue to the benefit of the county at large.  

SECTION 12.2. Eligibility Requirements for Planned Development Districts.


Before rezoning to a Planned Development District, the Board of Commissioners shall find that the following conditions exist:


12.2.1.  The site to be rezoned must consist of twenty (20) acres;


12.2.2.  More than one principal use of land which would not be permitted 


to locate within the same district, excluding R-Ag, are proposed for 


development on a parcel under one ownership or unified control;


12.2.3. Development standards contained elsewhere in these regulations 


would not permit the proposed development, and


12.2.4. Such development would not have a deleterious impact on 


adjacent property.

SECTION 12.3.     Submission Requirements.

The following information shall be submitted:

12.3.1. 
A graphic representation of existing topography, vegetation, flood plains, water bodies and areas of historic significance.

12.3.2.
A statement and analysis demonstrating the manner in which the proposed development will result in a more efficient and desirable development than could be accomplished by the use of conventional zoning categories.

12.3.3. Statements relating to proposed deed restrictions and 

management of proposed common or quasi-public areas.

12.3.4.  A list of proposed development standards consisting at a minimum of lot size, setbacks, lot width, maximum lot coverage, building heights and distance between buildings.


12.3.5.    A site plan of the proposed development meeting the 


requirements of Section 12.4.


12.3.6.   Typical building elevations.

SECTION 12.4.      Requirements for Site Plan.


Each site plan shall  include the following requirements (if not previously incorporated within the conceptual plan):

12.4.1. Include all of the information required for the submission of a preliminary subdivision plan, as set forth in Chapter 21 of this Ordinance;

12.4.2. Include a grading plan, showing the existing topography and proposed grading of the site at contour intervals of not more than five (5) feet;

12.4.3. Show water runoff drawings, calculations, and plans for soil erosion and sedimentation control, both during and after construction;

12.4.4. Show existing vegetation, tree line, and other natural features, rock outcroppings, bodies of water and watercourses, and the hundred-year floodplain;


12.4.5.  Show location, height, ground coverage, and use of all structures 


and location and areas of open spaces, parking facilities and areas 


dedicated to public spaces.  Calculations of building coverage, numbers 


of parking spaces, and areas devoted to open spaces shall also be 


indicated;


12.4.6.  Show all utility service lines, and all easements and rights-of-


way, existing or proposed;

12.4.7.  Show adjacent highways and streets serving the site; 

12.4.8.  Show the location, dimensions, and grades of all roads, streets, driveways, parking facilities, loading areas, points of access surrounding streets, and pedestrian walks and pathways;

12.4.9.  Show typical architectural elevations for proposed buildings;

12.4.10. Show, for each residential structure, the number and type of dwelling units;

12.4.11.  Floor areas of all nonresidential buildings shall be shown;

12.4.12. Contain a landscaping and screening plan, showing all man-made features and the location, size, and species of all planting materials;

12.4.13. Contain an exterior lighting plan, covering all parking areas, driveways, and pedestrian ways, and including the height, number, and type of fixtures to be installed;

12.4.14. Show the location of all public schools, parks, and other community recreational facilities, indicating the location and use of all land to be dedicated to public use;

12.4.15.  Provide documents indicating in detail the manner in which any land intended for common or quasi-public use, but not proposed to be in public ownership, will be held, owned, and maintained in perpetuity for the indicated purposes;

12.4.16.  If a detailed site plan is one of a number of detailed site plans within a planned development, each detailed site plan shall show how it is related to and coordinated with other detailed site plans, either completed, under construction, or yet to be submitted; and

12.4.17. Contain any additional information which may be required by 

the Board of Commissioners in order to enable it to evaluate the detailed site plan.

SECTION 12.5. Binding Nature of Rezoning to Planned Development District.
12.5.1.  All terms, conditions, safeguards, and stipulations made or imposed at the time of rezoning to a planned development district shall be binding upon the applicant or any successors in interest.  Deviations from approved plans or failure to comply with any requirement, condition, or safeguard without Board of Commissioners approval shall constitute a violation of this Ordinance. Any proposed amendment, change, or deviation from the approved developments must be approved by the Board of Commissioners under Conditional Use Procedures contained in Chapter 24.

12.5.2.  Where a planned development project is proposed in phases

           and the Board of Commissioners finds that the development of all 

           phases is necessary for the development of any part to be approved, the 

           Board of Commissioners may require that the applicant agree to the 

           following.

12.5.2.1.  Proceed with the proposed development according to the provisions of this Ordinance and the proposed development plan for the area and such conditions as may be attached to the rezoning of the land to a planned development district;

12.5.2.2.  Provide agreements, contracts, deed restrictions, and 

sureties acceptable to the Board of Commissioners for completion of

the development according to the plans approved at the time of 

rezoning to Planned Development and for continuing operation and 

maintenance of such areas, functions, and facilities as are not to be 

provided, operated, or maintained at public expense; and

12.5.2.3.  Bind their successors in title to any commitments made under Sections 12.5.2.1 and 12.5.2.2.  All such agreements and evidence of unified control shall be examined by the county attorney and no rezoning of land to a planned development classification shall be adopted without a certification by the county attorney that such agreements and evidence of unified control meet the requirements of this Ordinance.

CHAPTER 13

BE BASE ENVIRONS OVERLAY DISTRICT

SECTION 13.1.
Purpose and Intent.


The purpose of this district is to protect the public, safety, and welfare by regulating development and land use within noise sensitive areas and accident potential areas; and to ensure compatibility between surrounding land uses and Robins Air Force Base. 


The Base Environs Zoning District (BE) shall serve as an overlay district that applies additional standards and requirements to properties located within an underlying zoning district.  Proposed developments located within this zoning district shall comply with these requirements and the requirements of the underlying zoning district and any other overlay districts that apply to lands within this zone.  In the case of conflicting standards and requirements, the more stringent standards and requirements shall apply.

SECTION 13.2.   Definitions. The following definitions shall be used to interpret 

the terms used in this Chapter.



13.2.1.  Accident Potential Zone (APZ).  The geographic area that 



is determined by the RAFB Air Installation Compatible Use Zone 



Study to possess a significant potential for aircraft crashes.



13.2.2.  Aircraft Noise Contours.  The geographic area that is 



affected by RAFB flight operations and defined on the basis of 



those areas immediately affected by the 65 Ldn and greater noise 



exposure area from the noise zone map that is contained within 



the RAFB Air Installation Compatible Use Zone Study 



13.2.3.  Airport Hazard.  Any structure or object of natural growth 



or use of land within an APZ or an aircraft noise contour that 



obstructs the air space required for the flight of aircraft in landing 



or taking off at any airport or is otherwise hazardous to such 



landing or taking off of aircraft.



13.2.4.  Day-Night Sound Level (Ldn).  A cumulative aircraft noise 



index that estimates the exposure to aircraft noise at a certain 



geographic point and relates the estimated exposure to an 



expected community response.



13.2.5.  Ldn Contour.   A line linking together a series of points of 



equal cumulative noise exposure based on the Ldn metric. These 

contours are developed based on the Ldn metric, and are defined by aircraft flight patterns, the number of daily aircraft operations by type of aircraft and time of day, noise characteristics of each aircraft, and typical runway usage patterns.



13.2.6.  Structure.  Any object, whether permanent, temporary, or 


    
mobile, including, but not limited to, a building, tower, crane, 


    
smokestack, earth formation, transmission line, flagpole, or sign.

SECTION 13.3.   Sub-districts.  The Base Environs Zoning District (BE) is 

subdivided into five sub-districts that represent the differing levels of 

noise impact and aircraft accident potential.  The geographic location of 

these sub-districts is indicated on Twiggs County Zoning Map.  The five 

zones are the following:



Sub-district A.  
Includes the area within the 65 Ldn to 70 Ldn 



aircraft noise contours surrounding RAFB (BE-A).



Sub-district B.
Includes the area within the 70 Ldn to 75 Ldn 



aircraft noise contours (BE-B) surrounding RAFB.



Sub-district C.
Includes the area within the 75 Ldn and greater aircraft noise contours surrounding RAFB. (BE-C)



Sub-district D.
Includes the area within RAFB APZ I (BE-D).



Sub-district E.
Includes the area within RAFB APZ II (BE-E).


The boundaries of the Base Environs Zoning District (BE) and its sub-districts, as adopted herein, shall be reviewed and amended whenever RAFB updates or amends its aircraft noise contour maps and/or AICUZ Study.  It shall be the responsibility of RAFB to notify Twiggs County of any such update or amendment and to provide a copy of same to Twiggs County.  Copies of the current aircraft noise contour maps and AICUZ Study shall be on file and open to public inspection in the Zoning Enforcement Officer's office and at the RAFB Civil Engineer's Office.

SECTION 13.4. Application of these Regulations.  Within the Base Environs 

Zoning District (BE), any proposed use or structure is subject to review 

as described herein and shall be evaluated relative to the standards and 

requirements provided for herein.

SECTION 13.5. Exemptions.  The provisions of these regulations shall not be 

deemed applicable to the following when permitted in the underlying 

district:

       

13.5.1. Existing Uses.   Uses existing on the effective date of 



these 
regulations shall not be required to change in order to comply with 
the requirements specified herein. The 



nonconforming use requirements of these regulations shall apply to the future 
applicability of the standards and requirements contained herein.



13.5.2. Temporary Uses.  Temporary uses, including but not 



limited to public celebrations and outdoor entertainment events, so 



long as the period of operation does not exceed five (5) days in 



any one (1) year  period.  A variance may be requested to extend 



the time period for a temporary use.



13.5.3. Temporary Structures.  Temporary buildings and structures 



that are not used for residential purposes and that meet said 



applicable requirements as contained within this Ordinance, so 



long as such uses and associated structures are constructed 



incidental to a permitted use (as per the requirements of this 



Ordinance), do not generate excessive glare or electrical 



emissions that could interfere with standard RAFB aircraft 



operations, and do not exceed the applicable height restrictions 



contained in these regulations.

           
13.5.4. Agricultural Structures.  Bona fide agricultural buildings, 

           
structures, improvements, and associated nonresidential 

developments, provided such structures do not exceed the applicable height restrictions contained in these regulations.

                     13.5.5. Accessory Uses and Structures.  Accessory uses and 



structures incidental to a permitted principal structure or use and 



within the intent, purposes, or objectives of these regulations.

SECTION 13.6. Development Standards. The following development standards shall apply to all proposed used and structures.



13.6.1.  Proposed Uses and Structures.  Table13-A, Land Use 



Compatibility Standards, contained herein, identifies 



development standards that apply to proposed uses and 



structures within the Base Environs Zoning District (BE).  All 



proposed uses and structures must comply with these 



standards.

      

13.6.2. Interior Day-Night Average Noise Level (Ldn).  All 

proposed uses and structures must comply with the Noise Level Reduction (NLR) standards as provided in Table 13A.  Compliance with NLR requirements shall be evidenced prior to issuance of an Occupancy Permit.



13.6.3. Flammable/Hazardous Substance Storage.  Above ground 

storage of flammable or explosive substances within Sub-districts D and E of the Base Environs Zoning District (BE) shall be prohibited.  All underground storage tanks containing flammable or explosive substances shall be double-lined.

13.6.4. Lighting and Glare.  No development within the Base Environs Zoning District (BE) may produce or reflect light in a sufficient intensity or manner that would make it difficult for pilots to distinguish between airport lights and other light sources, result in glare in the eyes of pilots using the base airport, or otherwise impair visibility in the vicinity of the base.  All proposed light sources that could conflict with this requirement (except structure lighting required under FAR Part 77) shall be properly shielded or directed away from a pilot's field of vision.

13.6.5. Electrical Emissions or Interference.  No development within the Base Environs Zoning District (BE) may create or result in electrical interference with navigational signals or radio communication between RAFB and aircraft operating within the affected areas.

13.6.6.  Air Emissions.  No development within the Base Environs Zoning District (BE) may emit smoke or particulate matter which, in sufficient quantities or concentrations, would impair pilot visibility in the vicinity of the base or clog aircraft engines.



13.6.7.  Noise.  No development within Sub-districts A, B, and C of 



the Base Environs Zoning District (BE) may produce noises that 



would 
increase average day/night noise levels beyond the 

boundaries of the development property by more than three (3 db) decibels. Where field testing is necessary to determine compliance with this requirement, it shall be conducted and paid for by the applicant.

SECTION 13.7.  Notice to Purchasers.  The Zoning Enforcement Officer may 

provide a notice to all applicants for any development-related permit, informing the applicant that  the respective property is located, either partially or wholly, within the Base Environs Zoning District (BE) and may be subject to aircraft over flight.

SECTION 13.8.
 Plat Notice.  A notice shall be placed on all final subdivision plats for properties located within the Base Environs Zoning District (BE) 

that states the following:



Noise/Air Hazard Warning.  This property, either partially or 



wholly, lies within the noise exposure/accident potential area of 



RAFB and is subject to noise and/or aircraft accident potential 



that may be objectionable.

SECTION 13.9.  Development Review.  The zoning compliance process of this

Ordinance shall apply to the Base Environs Zoning District (BE), with the

following additions.

      

13.9.1.   RAFB Civil Engineer's Office Review.  A copy of an 

application for zoning compliance under the BE District, including the development plan, shall be provided, within five (5) days of submittal by the applicant, by the Zoning Enforcement Officer to the staff of RAFB for any development located in Sub-districts C, D, and E.  The staff of RAFB 
shall provide a written recommendation to the Zoning Enforcement Officer within ten (10) days of receipt.  Where a development application satisfies the criteria for review as a Development of Regional Impact, the MGRDC shall be responsible for submitting a copy of the application to the RAFB Civil Engineer's Office in accordance with Section 13.9.2. below.

13.9.2.   Developments of Regional Impact Review.   Any 


development application which exceeds the applicable threshold 


criteria for Developments of Regional Impact (DRI) shall be 


submitted to the Middle Georgia Regional Development Center for 


review. The Zoning Enforcement Officer shall submit a completed 


DRI  Review form and two complete copies of the application to 


the MGRDC. Where DRI is required, the MGRDC shall provide a 


copy of the application to the RAFB Civil Engineer's office in 


accordance with the DRI review procedures. No local approval of 


a DRI within the Base Environs Zoning District shall be granted 


prior to completion of the required regional review.

SECTION 13.10. Preliminary Plan Requirements.  An applicant shall submit a

preliminary plan in accordance with the applicable requirements of these regulations for any development application that satisfies the special review requirements in Section 13.9 above.  The Zoning Enforcement Officer may require the applicant to submit any or all of the items specified below, if the additional information is necessary to ensure compliance with the development standards in Section13.6 above.


13.10.1. Ldn NoIse Contour and APZ Boundaries.  The applicant 

may be required to delineate on the preliminary plan the boundaries of any Sub-district Boundary of the BE District, if the 


location of the aforementioned boundaries with respect to the 


proposed development site or proposed structure locations is in 


question.  All maps prepared to show the location of these 


boundaries shall be drawn to a scale designated by the Zoning 


Enforcement Officer.



13.10.2. Location of Structures.  The applicant may be required to 



delineate the placement of all existing and proposed buildings and 



structures, including any existing or proposed tree stands.  



13.10.3. Specification of Uses.  The applicant may be required to 





specify the proposed uses to occur within each structure or activity 



area of the development site.



13.10.4. Narrative Description.  The applicant may be required to 



prepare a narrative describing the location of the site, its total 



acreage, existing character and use; the concept of the proposed 



development or use, such as proposed residential density, and the 



relation of the proposed development plan to the Comprehensive 

Plan.

SECTION 13.11. Development Review Criteria. The preliminary plan described in 13.10. shall be reviewed and evaluated using, at a minimum, the 

following criteria:

13.11.1. Proposed Uses. All elements of the proposed development shall be consistent with Table 13-A, Land Use 

Compatibility Standards.  



13.11.2.  Siting.  Buildings and structures should be located the 



greatest distance from the noise source, taking maximum 



advantage of existing topographical features to minimize noise 



impact, and within zoning district requirements, such as required 



setbacks.  Buildings and structures should be oriented to minimize 



exposure to the noise source, and building openings, such as 



windows, should be located away from the noise source.



13.11.3. Passive Outdoor Recreation Space.  The amount of 



passive outdoor recreational space where individuals would be 



subject to noticeable or severe levels of noise should be 



minimized.  Landscaping 
materials should be used to deflect 



noise.

SECTION 13.12.  Variances.  Any applicant wishing to erect a new structure or

construct a development that is not in compliance with the regulations 

prescribed in these regulations may apply to the Board of Commissioners  for a variance. Variances for prohibited land uses and/or applicable sound insulation requirements are not permitted.  The application for variance must be submitted in the form and manner specified in these regulations, and it must be accompanied by a written determination from the Federal Aviation Administration and the RAFB Civil Engineer's Office stating that appropriate mitigation measures will be taken by the applicant to prevent any negative impacts on safe navigation within the protected air space surrounding RAFB.  Such variances shall be issued only where it is duly determined that a literal application or enforcement of these regulations will result in unnecessary hardship, and the relief granted will not be contrary to the public interest , will not create a hazard to air navigation, will do substantial justice, and will be in accordance with the spirit and intent of these regulations.  In addition, the Board of Commissioners may solicit the testimony of a qualified professional, at the expense of the applicant, to evaluate the proposed development plans and issue any professional findings or opinions that would assist the Board of Commissioners in reaching a decision regarding the variance request.  The selection of a qualified professional shall be done by the Board of Commissioners.

TABLE 13-A

LAND USE COMPATIBILITY STANDARDS IN

BASE ENVIRONS (BE) ZONING DISTRICT

_______Subdistrict_______

_____________ LAND USE ______ ___        A         
B          C         D         E 

Residential





Single-and Two-family, and Multi-family
   Y1
N
  


































N
 




































N
 


































 Y4

Manufactured Housing, Mobile Homes

    N
N
  


































N
 




































N
 


































 Y4

Motels, and Lodges
  

   Y2
Y3
  


























N
 




































N
  

































N

All Other Residential

 
   Y1
Y1
  


























N
 



































N
  



































N

Commercial
Retail (general merchandise/food)

   Y
Y2
  


























N
 



































N
  



































N

Wholesale Trade

  
   Y
Y2
 































Y3
 



























N






































 Y5

Business Services


   Y
Y2
  


























N
 



































N





































 Y5

Personal Services


   Y
Y2
  


























N
 



































N







































 Y5

Automotive/Machine Repair & Service

   Y
Y2
 































Y3
 




























N





































 Y5

Bldg. Materials, Auto/Marine Equip./Sales
   Y
Y2
 
































Y3
 



























N






































 Y5

Offices/Professional Services
  
   Y
Y2
  


























N
 




































N







































 Y5

All Other Commercial


   Y
Y2
  


























N
 




































N
  





























 N

Manufacturing/Industrial

Metal Fab., Warehousing, Distribution

   Y
Y2
 
































Y3
 


























N




































  Y5

Parking Facilities


   Y
Y2
  


























N








































Y6
 



























 Y

Waste Incinerator


   N
 N
  






























N
 




































N
 



































 N

Waste Disposal Sites (public or private)
   N
 N
  






























N
 




































N
 



































 N

Mining & Resource Extraction

   Y
 Y
  































Y








































Y8
 





























 Y

All Other Manufacturing


   Y
Y2
  


























N
 




































N
 
































  N

Public and Semi-Private
Hospitals, Nursing Homes


  Y2
Y3
  


























N
 




































N
 
































  N

Other Medical Facilities


   Y
Y2
  


























N
 




































N
 

































  N

Educational Facilities


  Y2
Y3
  


























N
 



































N
 
































  N

House of Worship, Public Assembly

  Y2
Y3
  


























N
 




































N
 
































  N

Government Facilities


   Y
Y2
  


























N
 










 





















N
 





























  N

Parks, Recreation


   Y
Y2
  


























N








































Y5





















   Y5

All Other Public and Semi-Public

   Y
Y2
  


























N
 




































N


























   Y5

All Other Uses



   Y
Y2
 































Y7
 





























Y7





















  Y7
________________

All notes to this table are contained on the following page.

Notes to Table 13-A:

Y
Land use is permitted.

N
Land use is prohibited.

1.
Interior Noise Level Reduction of 25 db is required in District A and 30 db 


in District B.

2.
Interior Noise Level Reduction of 25 db is required for all areas where the 


public is 
received, office areas, noise-sensitive areas, or where the 


normal noise level is low.

3.
Interior Noise Level Reduction of 30+ db is required for all areas where 


the public is received, office areas, noise-sensitive areas, or where the 


normal noise level is low.

4.
Single-family homes on lots not less than one (1) acre in area.  No 


additional residential 
uses permitted.  All residences in this area must 


also comply with all applicable interior noise reduction requirements.

5.
Low intensity uses with low pedestrian traffic only.  Average population density should not exceed twenty-five (25) persons per hour during a 


twenty-four (24) hour period, but not to exceed fifty (50) persons in any one (1) hour.  No auditoriums or conference facilities are permitted.

6.
No more than one hundred (100) parking spaces.

7.
Agriculture/forestry and all other open space uses.  The requirements in 


Note 8 below shall also apply to these uses when located within 


Sub-district D (APZ I).

8.
No storage or office structures and no storage of explosive or flammable 


materials within APZ I.

CHAPTER 14

FDP FLOOD DAMAGE PREVENTION OVERLAY DISTRICT

This district shall be considered an overlay district with the underlying

district governing land use.

SECTION 14.1.













Statutory Authorization, Findings of Fact, Purpose and Objectives.


By the authority given the Board of Commissioners of Twiggs County by 

the State of Georgia, these regulations are adopted to protect life and property from the dangers of flood hazards that exist during times or periodic flooding of rivers and streams within the unincorporated area of Twiggs county.

14.1.1. Statutory Authorization
.
   The Legislature of the State of Georgia has in Georgia Code Annotated, Article IX, Section II, delegated the responsibility to local governmental units to adopt regulations designed to promote the public health, safety, and general welfare of its citizenry.  Therefore, the Board of Commissioners of Twiggs County, Georgia, does ordain as follows:


14.1.2. Findings of Fact


14.1.2.1. The flood hazard areas of Twiggs County, Georgia  are



subject to periodic inundation which results in loss of life and



property, health and safety hazards, disruption of commerce



and governmental services, extraordinary public expenditures for



flood relief and protection, and impairment of the tax base, all of



which adversely affect the public health, safety and general



welfare.


          14.1.2.2. These flood losses are caused by the occupancy in flood

                     hazard areas of uses vulnerable to floods, which are inadequately

                     elevated, flood-proofed, or otherwise unprotected from flood 

                     damages, and by the cumulative effect of obstructions in

                     floodplains causing increases in flood heights and velocities.

14.1.3.  Statement of Purpose. It is the purpose of this Ordinance to promote the public health, safety and general welfare and to minimize public and private losses due to flood conditions in specific areas by provisions designed to:



14.1.3.1. require that uses vulnerable to floods, including facilities which serve such uses, be protected against flood damage at the time of initial construction;


14.1.3.2. restrict or prohibit uses which are dangerous to health, safety and property due to water or erosion hazards, or which increase flood heights, velocities, or erosion;



14.1.3.3. control filling, grading, dredging and other development which may increase flood damage or erosion, and;



14.1.3.4. prevent or regulate the construction of flood barriers which will unnaturally divert flood waters or which may increase flood hazards to other lands;


14.1.3.5. control the alteration of natural floodplains, stream channels, and natural protective barriers which are involved in the accommodation of flood waters.


14.1.4. Objectives. The objectives of this Ordinance are:



14.1.4.1. to protect human life and health;



14.1.4.2. to minimize damage to public facilities and utilities such as water and gas mains, electric, telephone and sewer lines, streets and bridges located in floodplains;



14.1.4.3.  to help maintain a stable tax base by providing for the sound use and development of flood prone areas in such a manner as to minimize flood blight areas, 



14.1.4.4.  to minimize expenditure of public money for costly flood control projects;



14.1.4.5. to minimize the need for rescue and relief efforts associated with flooding and generally undertaken at the expense of the general public;



14.1.4.6.  to minimize prolonged business interruptions, and;



14.1.4.7. to insure that potential home buyers are notified that property is in a flood area.

SECTION 14.2. General Provisions.

14.2.1. Lands to Which This Ordinance Applies. This Ordinance shall apply to all Areas of Special Flood Hazard within the jurisdiction of the unincorporated area of Twiggs County, Georgia.

14.2.2. Basis for Area of Special Flood Hazard. The Areas of Special Flood Hazard identified by the Federal Emergency Management Agency (FEMA) in its Flood Insurance Rate Map (FIRM), dated March 18, 1996 are adopted by reference and declared a part of this Ordinance. Areas of Special Flood Hazard identified in any Flood Insurance Study (FIS) prepared by FEMA at some subsequent date are also adopted by reference and declared a part of this Ordinance including accompanying maps and other supporting data.

Areas of Special Flood Hazard may also include those areas known to have flooded historically or defined through standard engineering analysis by governmental agencies or private parties but not yet incorporated in a FIS. 

14.2.3. Establishment of Zoning Permit. A Zoning Permit shall be required in conformance with the provisions of this Ordinance PRIOR to the commencement of any development activities.
14.2.4. Compliance. No structure or land shall hereafter be located, extended, converted or altered without full compliance with the terms of this Ordinance and other applicable regulations.

14.2.5. Abrogation and Greater Restrictions. This Ordinance is not intended to repeal, abrogate, or impair any existing Ordinance, easements, covenants, or deed restrictions.  However, where this Ordinance and another conflict or overlap, whichever imposes the more stringent restrictions shall prevail.

14.2.6. Interpretation. In the interpretation and application of this Ordinance all provisions shall be:  (1) considered as minimum requirements; (2) liberally construed in favor of the governing body, and; (3) deemed neither to limit nor repeal any other powers granted under state statutes.

14.2.7. Warning and Disclaimer of Liability. The degree of flood protection required by this Ordinance is considered reasonable for regulatory purposes and is based on scientific and engineering considerations.  Larger floods can and will occur; flood heights may be increased by man-made or natural causes.  This Ordinance does not imply that land outside the Areas of Special Flood Hazard or uses permitted within such areas will be free from flooding or flood damages.  This Ordinance shall not create liability on the part of Twiggs County or by any officer or employee thereof for any flood damages that result from reliance on this Ordinance or any administrative decision lawfully made thereunder.

14.2.8. Penalties for Violation. Violation of the provisions of this Ordinance or failure to comply with any of its requirements, including violation of conditions and safeguards established in connection with grants of variance or special exceptions shall constitute a misdemeanor.  Any person who violates this Ordinance or fails to comply with any of its requirements shall, upon conviction thereof, be fined not more than FIVE HUNDRED ($500.00) DOLLARS and in addition, shall pay all costs and expenses involved in the case.  Each day such violation continues shall be considered a separate offense.  Nothing herein contained shall prevent  Twiggs County from  taking such other lawful actions as is necessary to prevent or remedy any violation.

SECTION 14.3.  Administration.


14.3.1.  Designation of Administrator.
The Zoning Enforcement Officer is hereby appointed to  administer and implement the provisions of this Ordinance.

14.3.2. Permit Procedures. Application for a Zoning Permit shall be made to the Zoning Enforcement Officer on forms furnished by the community PRIOR to any development activities, and may include, but not be limited to the following:  plans in duplicate drawn to scale showing the elevations of the area in question and the nature, location, dimensions, of existing or proposed structures, earthen fill placement, storage of materials or equipment, and drainage facilities.  


Specifically, the following information is required:



14.3.2.1. Application Stage -




14.3.2.1.1. Elevation in relation to mean sea level (or highest adjacent grade) of the lowest floor, including basement, of all proposed structures;




14.3.2.1.2. Elevation in relation to mean sea level to which any non-residential structure will be flood-proofed;




14.3.2.1.3. Design certification from a registered professional engineer or architect that any proposed non-residential flood-proofed structure will meet the flood-proofing criteria of Section 14.4.2.2;


14.3.2.1.4. Description of the extent to which any watercourse will be altered or relocated as a result of a proposed development, and;

14.3.2.2. Construction Stage - For all new construction and substantial improvements, the permit holder shall provide to the Zoning Enforcement Officer an as-built certification of the regulatory floor elevation or flood-proofing level immediately after the lowest floor or flood-proofing is completed. Any lowest floor certification made relative to mean sea level shall be prepared by or under the direct supervision of a registered land surveyor or professional engineer and certified by same.  When flood-proofing is utilized for non-residential structures, said certification shall be prepared by or under the direct supervision of a professional engineer or architect and certified by same.

Any work undertaken prior to submission of these certifications shall be at the permit holder's risk. 

The Zoning Enforcement Officer shall review the above referenced certification data submitted.  Deficiencies detected by such review shall be corrected by the permit holder immediately and prior to further progressive work being allowed to proceed.  Failure to submit certification or failure to make said corrections required hereby, shall be cause to issue a stop-work order for the project.
14.3.3. Duties and Responsibilities of the Zoning Enforcement Officer. Duties of the Zoning Enforcement Officer shall include, but shall not be limited to:


14.3.3.1. Review all development permits to assure that the permit requirements of this Ordinance have been satisfied;



   
14.3.3.2. Review proposed development to assure that all 




necessary permits have been received from governmental 




agencies from which approval is required by Federal or State law, 




including section 404 of the Federal Water Pollution Control Act 




Amendments of 1972, 33 U.S.C. 1334.  Require that copies of 




such permits be provided and maintained on file.


14.3.3.3. When Base Flood Elevation data or floodway data have not been provided in accordance with Section 14.2.2, then the Zoning Enforcement Officer shall obtain, review and reasonably utilize any base flood elevation and floodway data available from a Federal, State or other sources in order to administer the provisions of Section 14.4.

.



14.3.3.4. Verify and record the actual elevation in relation to mean sea level (or highest adjacent grade) of the lowest floor, including basement, of all new or substantially improved structures in accordance with Section 14.3.2.2.



14.3.3.5. Verify and record the actual elevation, in relation to mean sea level to which any new or substantially improved structures have been flood-proofed, in accordance with Section 14.3.2.2.



14.3.3.6. When flood-proofing is utilized for a structure, the Zoning Enforcement Officer shall obtain certification of design criteria from a registered professional engineer or architect in accordance with Section 14.3.2.1.3 and Section 14.4.2.2 or Section 14.4.4.2.



14.3.3.7. Notify adjacent communities and the Georgia Department of Natural Resources prior to any alteration or relocation of a watercourse and submit evidence of such notification to the Federal Emergency Management Agency (FEMA).


14.3.3.8. For any altered or relocated watercourse, submit engineering data/analysis within six (6) months to the FEMA to ensure accuracy of community flood maps through the Letter of Map Revision process.  Assure flood carrying capacity of any altered or relocated watercourse is maintained. 



14.3.3.9. Where interpretation is needed as to the exact location of boundaries of the Areas of Special Flood Hazard (for example, where there appears to be a conflict between a mapped boundary and actual field conditions) Zoning Enforcement officer shall make the necessary  interpretation.  Any person contesting the location of the boundary shall be given a reasonable opportunity to appeal the interpretation as provided in this Ordinance.    



14.3.3.10. All records pertaining to the provisions of this Ordinance shall be maintained in the office of the Zoning Enforcement Officer and shall be open for public inspection.

SECTION 14.4.  Provisions for Flood Hazard Reduction

14.4.1. General Standards. In ALL Areas of Special Flood Hazard the following provisions are required:



14.4.1.1. New construction and substantial improvements of existing structures shall be anchored to prevent flotation, collapse or lateral movement of the structure;



14.4.1.2. New construction and substantial improvements of existing structures shall be constructed with materials and utility equipment resistant to flood damage;



14.4.1.3. New construction or substantial improvements of existing structures shall be constructed by methods and practices that minimize flood damage;



14.4.1.4. Elevated Buildings - All New construction or substantial improvements of existing structures that include ANY fully enclosed area located below the lowest floor formed by foundation and other exterior walls shall be designed so as to be an unfinished or flood resistant enclosure.  The enclosure shall be designed to equalize hydrostatic flood forces on exterior walls by allowing for the automatic entry and exit of floodwater.




14.4.1.4.1. Designs for complying with this requirement must either be certified by a professional engineer or architect or meet the following minimum criteria:  


14.4.1.4.1.1. Provide a minimum of two openings having a total net area of not less than one square inch for every square foot of enclosed area subject to flooding;





14.4.1.4.1.2. The bottom of all openings shall be no higher than one foot above grade; and,

14.4.1.4.1.3. Openings may be equipped with 

 screens, louvers, valves or other coverings or

 devices provided they permit the automatic flow of

 floodwater in both direction.




14.4.1.4.2. So as not to violate the "Lowest Floor" criteria of this Ordinance, the unfinished or flood resistant enclosure shall only be used for parking of vehicles, limited storage of maintenance equipment used in connection with the premises, or entry to the elevated area ,and




14.4.1.4.3. The interior portion of such enclosed area shall not be partitioned or finished into separate rooms.



14.4.1.5. All heating and air conditioning equipment and components, all electrical, ventilation, plumbing, and other service facilities shall be designed and/or located so as to prevent water from entering or accumulating within the components during conditions of flooding.



14.4.1.6. Manufactured homes shall be anchored to prevent flotation, collapse, or lateral movement.  Methods of anchoring may include, but are not limited to, use of over-the-top or frame ties to ground anchors.  This standard shall be in addition to and consistent with applicable State requirements for resisting wind forces.


14.4.1.7. New and replacement water supply systems shall be designed to minimize or eliminate infiltration of flood waters into the system;



14.4.1.8. New and replacement sanitary sewage systems shall be designed to minimize or eliminate infiltration of flood waters into the systems and discharges from the systems into flood waters;



14.4.1.9. On-site waste disposal systems shall be located and constructed to avoid impairment to them or contamination from them during flooding, and;


14.4.1.10. Any alteration, repair, reconstruction or improvement to a structure which is not compliant with the provisions of this Ordinance, shall be undertaken only if the non- conformity is not furthered, extended or replaced. 

14.4.2.  Specific Standards. In ALL Areas of Special Flood Hazard the following provisions are required:



14.4.2.1.  New construction and substantial improvements -  Where base flood elevation data are available, new construction or substantial improvement of any structure or manufactured home shall have the lowest floor, including basement, elevated no lower than one foot above the base flood elevation.  Should solid foundation perimeter walls be used to elevate a structure, openings sufficient to facilitate the unimpeded movements of flood waters shall be provided in accordance with standards of Section 14.4.1.4, "Elevated Buildings".



14.4.2.2.  Non-Residential Construction - New construction or the substantial improvement of any structure located in A1-30, AE, or AH zones, may be flood-proofed in lieu of elevation.  The structure, together with attendant utility and sanitary facilities, must be designed to be water tight to one (1) foot above the base flood elevation, with walls substantially impermeable to the passage of water, and structural components having the capability of resisting hydrostatic and hydrodynamic loads and the effect of buoyancy.  A registered professional engineer or architect shall certify that the design and methods of construction are in accordance with accepted standards of practice for meeting the provisions above, and shall provide such certification to the official as set forth above and in Section 14.3.3.6.



14.4.2.3.  Standards for Manufactured Homes and Recreational Vehicles - Where base flood elevation data are available:


14.4.2.3.1.  All manufactured homes placed or substantially improved on: (1) individual lots or parcels, (2) in new or substantially improved manufactured home parks or subdivisions, (3) in expansions to existing manufactured home parks or subdivisions, or (4) on a site in an existing manufactured home park or subdivision where a manufactured home has incurred "substantial damage" as the result of a flood, must have the lowest floor including basement, elevated no lower than one foot above the base flood elevation.



14.4.2.3.2. Manufactured homes placed or substantially improved in an existing manufactured home park or subdivision may be elevated so that either:





14.4.2.3.2.1. The lowest floor of the manufactured home is elevated no lower than one foot above the level of the base flood elevation, or


14.4.2.3.2.2. The manufactured home chassis is elevated and supported by reinforced piers (or other foundation elements of at least an equivalent strength) of no less than 36 inches in height above grade.




14.4.2.3.3. All manufactured homes must be securely anchored to an adequately anchored foundation system to resist flotation, collapse and lateral movement. (reference Section 14.4.1.6 above)




14.4.2.3.4. All recreational vehicles placed on sites must either:





14.4.2.3.4.1. Be fully licensed and ready for highway use,  (a recreational vehicle is ready for highway use if it is licensed, on its wheels or jacking system, attached to the site only by quick disconnect type utilities and security devices, and has no permanently attached structures or additions), or





14.4.2.3.4.2. The recreational vehicle must meet all the requirements for "New Construction", including the anchoring and elevation requirements of  Sections 14.4.2.3.1 and 14.4.2.3.3 above.


14.4.2.4. Floodway - Located within Areas of Special Flood Hazard established in Section 14.2.2, are areas designated as floodway.  A floodway may be an extremely hazardous area due to velocity flood waters, debris or erosion

potential.  In addition, the area must remain free of encroachment in order to allow for the discharge of the base flood without increased flood heights.  Therefore, the following provisions shall apply:




14.4.2.4.1. Encroachments are prohibited, including earthen fill, new construction, substantial improvements or other development within the regulatory floodway. Development may be permitted however, provided it is demonstrated through hydrologic and hydraulic analyses performed in accordance with standard engineering practice that the encroachment shall not result in any increase in flood levels or floodway widths during a base flood discharge. A registered professional engineer must provide supporting technical data and certification thereof.




14.4.2.4.2 ONLY if Section 14.4.2.4.1 above is satisfied, then any new construction or substantial improvement shall comply with all other applicable flood hazard reduction provisions of Section 14.4.

14.4.3. Building Standards for Buildings for Streams without

Established Base Flood Elevations and /or Floodway (A-Zones). Located within the Areas of Special Flood Hazard established in Section 14.2.2. where streams exist but no base flood data have been 

provided (A-Zones), OR where base flood data have been provided but a Floodway has not been delineated, the following provisions apply:

14.4.3.1. When base flood elevation data or floodway data have not been provided in accordance with Section 14.2.2, then the Zoning Enforcement Officer shall obtain, review, and reasonably utilize any scientific or historic base flood elevation and floodway data available from a Federal, State, or other source, in order to administer the provisions of Section 14.4.  ONLY if data are not available from these sources, then the following provisions Sections 14.4.3.2 and 14.4.3.3 shall apply.



14.4.3.2. No encroachments, including structures or fill material, shall be located within an area equal to the width of the stream or twenty feet, whichever is greater, measured from the top of the stream bank, unless certification by a registered professional engineer is provided demonstrating that such encroachment shall not result in any increase in flood levels during the occurrence of the base flood discharge.


14.4.3.3. In special flood hazard areas without base flood 


elevation data, new construction and substantial improvements of 


existing structures shall have the lowest floor of the lowest 


enclosed area (including basement) elevated no less than three 


(3) feet above the highest adjacent grade at the building site.  


Openings sufficient to facilitate the unimpeded movements of

          flood waters shall be provided in accordance with standards of 

          Section 14.4.1.4 "Elevated Buildings". 

The Zoning Enforcement Officer shall certify the lowest floor elevation level and the record shall become a permanent part of the permit file. 
           14.4.4.  Standards for Areas of Shallow Flooding (A) Zones.  Areas 

of special Flood Hazard established in Section 14.2.2, may include 


designated "AO" shallow flooding areas.  These areas have base flood 


depths of one to three feet (1'-3') above ground, with no clearly defined 


channel. The following provisions apply:



14.4.4.1. All new construction and substantial improvements of residential and non-residential structures shall have the lowest floor, including basement, elevated to the flood depth number specified on the Flood Insurance Rate Map (FIRM), above the highest adjacent grade. If no flood depth number is specified, the lowest floor, including basement, shall be elevated at least three feet (3) above the highest adjacent grade.  Openings sufficient to facilitate the unimpeded movements of flood waters shall be provided in accordance with standards of Section 14.4.1.4, "Elevated Buildings".    

The Zoning Enforcement Officer shall certify the lowest floor elevation level and the record shall become a permanent part of the permit file.


14.4.4.2. New construction or the substantial improvement of a non-residential structure may be flood-proofed in lieu of elevation.  The structure, together with attendant utility and sanitary facilities, must be designed to be water tight to the specified FIRM flood level plus one (1) foot, above highest adjacent grade, with walls substantially impermeable to the passage of water, and structural components having the capability of resisting hydrostatic and hydrodynamic loads and the effect of buoyancy.  A registered professional engineer or architect shall certify that the design and methods of construction are in accordance with accepted standards of practice for meeting the provisions above, and shall provide such certification to the official as set forth above and as required in Sections 14.3.2.1.3 and 14.3.2.2.



14.4.4.3. Drainage paths shall be provided to guide floodwater around and away from any proposed structure.


14.4.5. Standards for Subdivisions


14.4.5.1. All subdivision proposals shall be consistent with the need to minimize flood damage;



14.4.5.2. All subdivision proposals shall have public utilities and facilities such as sewer, gas, electrical and water systems located and constructed to minimize flood damage;



14.4.5.3. All subdivision proposals shall have adequate drainage provided to reduce exposure to flood hazards, and;


14.4.5.4. Base flood elevation data shall be provided for subdivision proposals and all other proposed development, including manufactured home parks and subdivisions, greater than fifty (50) lots or five (5) acres, whichever is less.

SECTION 14.5.  Variance Procedures.

14.5.1. The Board of Commissioners shall hear and decide requests for 


appeals or variance from the requirements of this Ordinance.


14.5.2. The Board Of Commissioners shall hear and decide appeals 


when it is alleged an error in any requirement, decision, or determination 


is made by the Zoning Enforcement Officer in the enforcement or 


administration of this Ordinance.

     
14.5.3. Any person aggrieved by the decision of the Board of 


Commissioners may appeal such decision as provided by law.


14.5.4. Variances may be issued for the repair or rehabilitation of Historic 


Structures upon a determination that the proposed repair or rehabilitation 


will not preclude the structure's continued designation as an Historic 


Structure and the variance is the minimum to preserve the historic 


character and design of the structure.


14.5.5. Variances may be issued for development necessary for the 


conduct of a functionally dependent use, provided the criteria of  Section 


14.5.8 are met, no reasonable alternative exists, and the development is 


protected by methods that minimize flood damage during the base flood 


and create no additional threats to public safety.

14.5.6. Variances shall not be issued within any designated floodway if 

ANY increase in flood levels during the base flood discharge would 

result.

14.5.7. In reviewing such requests, the Board of commissioners shall 

consider all technical evaluations, relevant factors, and all standards 

specified in this and other sections of this Ordinance.

14.5.8. Conditions for Variances:

   14.5.8.1.
A variance shall be issued ONLY when there is: 

14.5.8.1.1.  a finding of good and sufficient cause,

14.5.8.1.2.  a determination that failure to grant the




variance would result in exceptional hardship, and; 

14.5.8.1.3. a determination that the granting of a variance 


will not result in increased flood heights, additional threats 


to public safety, extraordinary public expense, create 


nuisance, cause fraud on or victimization of the public, or 


conflict with existing local laws or Ordinances.

14.5.8.2. The provisions of this Ordinance are minimum 

standards for flood loss reduction, therefore any deviation from the standards must be weighed carefully.  Variances shall only be issued upon a determination that the variance is the minimum necessary, considering the flood hazard, to afford relief; and, in the instance of an Historic Structure, a determination that the variance is the minimum necessary so as not to destroy the historic character and design of the building.

14.5.8.3. Any applicant to whom a variance is granted shall be 

given written notice specifying the difference between the base flood elevation and the elevation of the proposed lowest floor and stating that the cost of flood insurance will be commensurate with the increased risk to life and property resulting from the reduced lowest floor elevation.

14.5.8.4. The Zoning Enforcement officer shall maintain the 



   records of all appeal actions and report any variances to the 



   Federal Emergency Management Agency upon request.

14.5.8.5. Upon consideration of the factors listed above and 

the purposes of this Ordinance, the Board of Commissioners may attach such conditions to the granting of variances as it deems necessary to further the purposes of this Ordinance.

SECTION 14.6. Definitions. Unless specifically defined below, words or phrases used in this Ordinance shall be interpreted so as to give them the meaning they have in common usage and to give this Ordinance its most reasonable application.
14.6.1. "Addition (to an existing building)" means any walled and roofed expansion to the perimeter of a building in which the addition is connected by a common load-bearing wall other than a fire wall.  Any walled and roofed addition which is connected by a fire wall or is separated by an independent perimeter load-bearing wall shall be considered "New Construction".

14.6.2. "Appeal" means a request for a review of the Zoning Enforcement Officer's interpretation of any provision of this Ordinance.

14.6.3. "Area of shallow flooding" means a designated AO or AH Zone on a community's Flood Insurance Rate Map (FIRM) with base flood depths from one to three feet, and/or where a clearly defined channel does not exist, where the path of flooding is unpredictable and indeterminate, and where velocity flow may be evident.

14.6.4. "Area of special flood hazard" is the land in the floodplain within a community subject to a one percent or greater chance of flooding in any given year. In the absence of official designation by the Federal Emergency Management Agency, Areas of Special Flood Hazard shall be those designated by the local community and referenced in Section 14.2.2.

14.6.5. "Base flood" means the flood having a one percent chance of being equaled or exceeded in any given year.

14.6.6. "Basement" means that portion of a building having its floor sub-grade (below ground level) on all sides.

14.6.7. "Building" means any structure built for support, shelter, or enclosure for any occupancy or storage.

14.6.8. "Development" means any man-made change to improved or unimproved real estate, including, but not limited to, buildings or other structures, mining, dredging, filling, grading, paving, excavating, drilling operations, and permanent storage of materials or equipment.

14.6.9. "Elevated building" means a non-basement building built to have the lowest floor of the lowest enclosed area elevated above the ground level by means of fill, solid foundation perimeter walls, pilings, columns, piers, or shear walls adequately anchored so as not to impair the structural integrity of the building during a base flood event.

14.6.10. "Existing Construction"  Any structure for which the "start of construction" commenced before May 23, 1994.  

14.6.11. "Existing manufactured home park or subdivision"  means a manufactured home park or subdivision for which the construction of facilities for servicing the lots on which the manufactured homes are to be affixed (including at a minimum the installation of utilities, the construction of streets, and final site grading or the pouring of concrete pads) is completed before May 23, 1994.
14.6.12. "Expansion to an existing manufactured home park or subdivision" means the preparation of additional sites by the construction of facilities for servicing the lots on which the manufactured homes are to be affixed, including the installation of utilities, the construction of streets, and either final site grading or the pouring of concrete pads.

14.6.13.  "Flood" or "flooding" means a general and temporary condition of partial or complete inundation of normally dry land areas from:



14.6.13.1.  the overflow of inland or tidal waters; or

14.6.13.2. the unusual and rapid accumulation or runoff of surface 

waters from any source.

14.6.14.   "Flood Hazard Boundary Map (FHBM)" means an official map of a community, issued by the Federal Insurance Administration, where the boundaries of areas of special flood hazard have been defined as Zone A.

14.6.15.  "Flood Insurance Rate Map (FIRM)" means an official map of a community, issued by the Federal Insurance Administration, delineating the areas of special flood hazard and/or risk premium zones applicable to the community.

14.6.16.  "Flood Insurance Study" the official report by the Federal Insurance Administration evaluating flood hazards and containing flood profiles and water surface elevations of the base flood.


14.6.17.  "Floodplain" means any land area susceptible to flooding.

14.6.18.  "Floodway" means the channel of a river or other watercourse and the adjacent land areas that must be reserved in order to discharge the base flood without cumulatively increasing the water surface elevation more than a designated height.

14.6.19.  "Highest adjacent grade" means the highest natural elevation of the ground surface, prior to construction, adjacent to the proposed foundation of a building.


14.6.20.  "Historic Structure" means any structure that is; 

14.6.20.1. Listed individually in the National Register of Historic 

Places (a listing maintained by the U.S. Department of Interior) or preliminarily determined by the Secretary of the Interior as meeting the requirements for individual listing on the National Register:

14.6.20.2. Certified or preliminarily determined by the Secretary of 

the Interior as contributing to the historical significance of a registered historic district or a district preliminarily determined by the Secretary to qualify as a registered historic district:

14.6.20.3. Individually listed on a state inventory of historic places 

and determined as eligible by states with historic preservation programs which have been approved by the Secretary of the Interior; or

14.6.20.4. Individually listed on a local inventory of historic places 

and determined as eligible by communities with historic preservation programs that have been certified either:

14.6.20.4.1. By an approved state program as determined 

by the Secretary of the Interior, or

14.6.20.4.2. Directly by the Secretary of the Interior in 

states without approved programs.

14.6.21. “Lowest floor” means the lowest floor of the lowest 

enclosed area, including basement.  An unfinished or flood resistant enclosure, used solely for parking of vehicles, building access, or storage, in an area other than a basement, is not considered a building's lowest floor, provided that such enclosure is not built so as to render the structure in violation of other provisions of this code.   

14.6.22. "Manufactured home"  for the purpose of this Chapter 

means a building, transportable in one or more  sections, built on a permanent chassis and designed to be used with or without a permanent foundation when connected to the required utilities.  The term also includes park trailers, travel trailers, and similar transportable structures placed on a site for 180 consecutive days or longer and intended to be improved property.

14.6.23. "Mean Sea Level" means the average height of the sea for 

all stages of the tide.  It is used as a reference for establishing various elevations within the floodplain.  For purposes of this Ordinance, the term is synonymous with National Geodetic Vertical Datum (NGVD).

14.6.24. "National Geodetic Vertical Datum (NGVD)" as corrected in 

1929 is a vertical control used as a reference for establishing varying elevations within the floodplain.

14.6.25. "New construction"  means ANY structure (see definition) 

for which the "start of construction" commenced after May 23, 1994 and includes any subsequent improvements to the structure.

14.6.26. "New manufactured home park or subdivision" means a 

manufactured home park or subdivision for which the construction of facilities for servicing the lots on which the manufactured homes are to be affixed (including at a minimum, the installation of utilities, the construction of streets, and either final site grading or the pouring of concrete pads) is completed on or after May 23, 1994. 

14.6.27. "Recreational vehicle" means a vehicle which is:

14.6.27.1. built on a single chassis;

14.6.27.2. 400 square feet or less when measured at the largest 


horizontal projection;

14.6.27.3. designed to be self-propelled or permanently towable 

by a light duty truck; and

14.6.27.4. designed primarily not for use as a permanent dwelling 

but as temporary living quarters for recreational, camping, travel, or seasonal use.

14.6.28. "Start of construction" means the date the development 

permit was issued, provided the actual start of construction, repair, reconstruction, or improvement was within 180 days of the permit date.  The actual start means the first placement of permanent construction of the structure such as the pouring of slabs or footings, installation of piles, construction of columns, or any work beyond the stage of excavation, and includes the placement of a manufactured home on a foundation.  (Permanent construction does not include initial land preparation,  such as clearing, grading and filling; nor does it include the installation of streets and/or walkways; nor does it include excavation for a basement, footings, piers or foundations or the erection of temporary forms; nor does it include the installation on the property of buildings appurtenant to the permitted structure, such as garages or sheds not occupied as dwelling units or part of the main structure. (NOTE: accessory structures are NOT exempt from any Ordinance requirements)  For a substantial improvement, the actual start of construction means the first alteration of any wall, ceiling, floor, or other structural part of a building, whether or not that alteration affects the external dimensions of the building. 

14.6.29. "Structure" means a walled and roofed building that is 

principally above ground, a manufactured home, a gas or liquid storage tank.
14.6.30. "Substantial damage" means damage of any origin 

sustained by a structure whereby the cost of restoring the structure to its before damaged condition would equal or exceed 50 percent of the market value of the structure before the damage occurred.

14.6.31. "Substantial improvement" means any combination of 

repairs, reconstruction, alteration, or improvements to a building, taking place during a 5 year period, in which the cumulative cost equals or exceeds fifty percent of the market value of the structure prior to the improvement.  The market value of the building should be (1) the appraised value of the structure prior to the start of the initial repair or improvement, or (2) in the case of damage, the value of the structure prior to the damage occurring. This term includes structures which have incurred "substantial damage", regardless of the actual amount of repair work performed.


    For the purposes of this definition, "substantial improvement" is 


    considered to occur when the first alteration of any wall, ceiling, floor, 


    or other structural part of the building commences, whether or not that 


    alteration affects the external dimensions of the building.  The term 


    does not, however, include those improvements of a building required 


    to comply with existing health, sanitary, or safety code specifications 


    which are solely necessary to assure safe living conditions, which have 


    been pre-identified by the Code Enforcement Official, and not solely 


    triggered by an improvement or repair project. 

14.6.32. "Substantially improved existing manufactured home parks 

or subdivisions" is where the repair, reconstruction, rehabilitation or improvement of the streets, utilities and pads equals or exceeds 50 percent of the value of the streets, utilities and pads before the repair, reconstruction or improvement commenced.

14.6.33. "Variance" is a grant of relief from the requirements of this 

Ordinance which permits construction in a manner otherwise prohibited by this Ordinance.

Section 14.7. Severability.
If any section, clause, sentence, or phrase of this Ordinance is held to be invalid or unconstitutional by any court of competent jurisdiction, then said holding shall in no way effect the validity of the remaining portions of this Ordinance.

CHAPTER 15

ENVIRONMENTAL OVERLAY DISTRICTS AND REGULATIONS

SECTION 15.1.
 Purpose and Intent of Chapter.


The purpose of this chapter is to implement the Rules of the  Georgia Department of Natural Resources for Environmental Planning Criteria, Chapter 391-3-16. Specifically, this Chapter of the Ordinance covers river corridor protection, wetland protection and protection of groundwater recharge areas.

SECTION 15.2.
 RP River Corridor Protection.


All developments within Protected River Corridors within the unincorporated area of Twiggs County shall, in addition to the other requirements of this Ordinance, be governed by the following sections of this Chapter:


15.2.1.
Purpose. River corridors are the strips of land that flank major rivers in Georgia.  These corridors are of vital importance to Georgia in that they help preserve those qualities that make a 
river suitable as a habitat for wildlife, a site for recreation, and a source for clean drinking water.  River corridors also allow the free movement of wildlife from area to area within the state, help control erosion and river sedimentation, and help absorb flood waters. 



The Ocmulgee River has been designated as a protected river by the State of Georgia.  The purpose of this Ordinance is to establish measures to guide future growth and development in the areas adjacent to the Ocmulgee River as defined herein.


15.2.2.     Definitions


15.2.2.1.   Hazardous waste means any solid waste which has 



been defined as a hazardous waste in regulations promulgated 



by the administrator of the United States Environmental 



Protection Agency pursuant to the federal act, which are in 



force and effect on February 1, 1988, codified as 40 C.F.R. 



Section 261.3.


          15.2.2.2.   Land disturbing activity means any grading, scraping, 


          
excavating, or filling of land; clearing of vegetation; and any 



construction, rebuilding, or alteration of a structure.  Land 


          
disturbing activity shall not include activities such as ordinary 



maintenance and landscaping operations, individual home 



gardens, yard and grounds upkeep, repairs, additions or minor 



modifications to a single family dwelling, and the cutting of 



firewood for personal use.


     
15.2.2.3.  Natural vegetative buffer or buffer area means a river 



corridor containing the flora native to that area.  The natural floras 


           for specific areas are described in Georgia Geologic Survey 


           Bulletin 114, "the Natural Environments of Georgia."  Habitats for 

           endangered and threatened species may require human 

           management of the river corridor in order to maintain those 

           species.


       
15.2.2.4.  Perennial river means a river or section of a river that 


           flows continuously throughout the year.



15.2.2.5. Protected river means any perennial river or watercourse 


        
with an average annual flow of at least four hundred (400) cubic 



feet per second as determined by the appropriate U.S. Geological 



Survey documents.  However, those segments of river covered by 



the Metropolitan River Protection Act or the Coastal Marshlands 



Protection Act are specifically excluded from the definition of a 



protected river.


    
15.2.2.6. Public utility or utilities means a service or services 



provided by a public utility company or a private entity which 



provides such service or services and all equipment and structures 



necessary to provide such services.

15.2.2.7. River bank means the rising ground, bordering a river, which serves to confine the water to the natural channel during the normal course of flow.

15.2.2.8.  River corridor means all the land, inclusive of lands, not regulated under the Metropolitan River Protection Act (O.C.G.A. 12-5-440 through 12-5-457), or the Coastal Marshlands Protection Act (O.C.G.A. 12-5-280 through 12-5-293), in areas of a protected river and being within one hundred (100) feet horizontally on         both sides of the river as measured from the river banks.

The one hundred (100) foot buffer shall be measured horizontally from the uppermost part of the river banks, usually marked by a break in slope.  Although not within the measured one hundred (100) foot wide buffer, the area between the top of the bank and the edge of the river shall be treated by the local governments          in the same manner as the river corridor and shall be included within the River Corridor Protection District.

Because stream channels move due to natural processes such as meandering, river bank erosion, and jumping of channels, the river corridor may shift with time.  For the purposes of these standards, the river corridor shall be considered to be fixed at its position at the beginning of each review period for the Twiggs County         Comprehensive Plan.  Any shift in the location of the protected river after the review period will be shown by revision of the boundaries of the river corridor at the time of the next Comprehensive Plan review by the Department of Community        Affairs.

15.2.2.9.  Sensitive natural area means any area, as identified now or hereafter by the Department of Natural Resources, which contains one or more of the following:



1.  habitat, including nesting sites, occupied by rare or 



     endangered species;



2.  rare or exemplary natural communities;



3.  significant landforms, hydroforms or geological features; or



4.  other areas so designated by the Department of Natural 



     Resources; and which are sensitive or vulnerable to physical or 



     biological alteration.

      

15.2.2.10.  Single-family dwelling means a dwelling structure that 



is designed for the use of one family.


15.2.3.   Establishment of the Ocmulgee River Corridor Protection Overlay District. The Ocmulgee River Corridor Protection Overlay District is hereby designated and shall comprise all land, inclusive of islands, in areas of the Ocmulgee River within the unincorporated area of Twiggs County and being within one hundred (100) feet horizontally on both sides of the river as measured from the river banks.  Also included is the area between the top of the bank and the edge of the river although this strip of land is not included as part of the one hundred (100) foot buffer requirement contained in the minimum standards.  The exact location for this district shall be established by a State Registered Surveyor for each proposed development and located on said Site Plan.


15.2.4.
Protection Criteria


15.2.4.1.    Construction within the buffer area is prohibited, except 



as provided herein.



15.2.4.2.    A natural vegetative buffer shall be maintained at all 



times in the river corridor, except as otherwise provided herein.

15.2.4.3.  The natural vegetative buffer shall be restored as quickly as possible following any land disturbing activity.

15.2.4.4.    Septic tank and septic tank drain fields are prohibited in the river corridor, except as expressly provided in Section 15.2.4.5. of this Ordinance.

15.2.4.5. Single family dwellings including the usual appurtenances are permitted in the buffer area subject to the following conditions:




15.2.4.5.1. 
The dwelling shall be in compliance with all zoning regulations.




15.2.4.5.2.
 The dwelling shall be located on a tract of land containing at least two (2) acres.  For the purposes of these standards, the size of the tract of the land shall not include any area that lies within the protected river, (that is, for tracts of land that include portions of the protected river, the area between the river banks can not be counted towards the two (2) acre minimum size).




15.2.4.5.3.
 There shall be only one (1) such dwelling on each 




two (2) acre or larger tract of land.




15.2.4.5.4.
 A septic tank or tanks serving such a dwelling may be located within the buffer area.

15.2.4.5.5. Septic tank drain fields shall not be located within the 

buffer area.

15.2.4.6.   Industrial and commercial land uses existing in the river corridor prior to the promulgation of this Ordinance are exempt from the criteria contained herein, provided that:




15.2.4.6.1.

These uses do not impair the drinking quality of the river water;




15.2.4.6.2.

These uses meet all state and federal environmental rules and regulations.

15.2.4.7.   The construction of road crossings and utility crossings is permitted in the river corridor, provided such construction meets all requirements of the Erosion and Sedimentation Control Act of 1975, and all applicable local Ordinances on soil erosion and sedimentation control.

15.2.4.8.  The following uses are permitted in the river corridor, provided that such uses do not impair the long-term functions of the protected river or the river corridor:




15.2.4.8.1.
Timber production and harvesting, subject to the following conditions:

(a) Forestry activity shall be consistent with best management practices established by the Georgia Forestry Commission; and

(b)  Forestry activity shall not impair the drinking quality of the river water as defined by the federal Clean Water Act, as amended.




15.2.4.8.2.
Wildlife and fisheries management activities consistent with the purposes of O.C.G.A. 12-2-8.




15.2.4.8.3.
Waste water treatment.

15.2.4.8.4. Recreational usage consistent either with the 

maintenance of a natural vegetative buffer or with river-dependent recreation.  For example, a boat ramp would be consistent with this criterion but a hard-surface tennis court would not.  Parking lots are not consistent with this criterion.  Paths and walkways within the river corridor are consistent with this criterion.




15.2.4.8.5.
Natural water quality treatment or purification.




15.2.4.8.6.
Agricultural production and management, subject to the following conditions:

15.2.4.8.6.1.   Agricultural activity shall be consistent with best management practices established by the Georgia Soil and Water Conservation Commission;

15.2.4.8.6.2.  Agricultural activity shall not impair the drinking quality of the river water as defined by the federal Clean Water Act, as amended; and

15.2.4.8.6.3.   Agricultural activity shall be consistent with all state and federal laws, and all regulations promulgated by the Georgia Department of Agriculture.




15.2.4.8.7.
Other uses permitted by the Department of Natural Resources or under Section 404 of the Clean Water Act.

15.2.4.9.  Handling areas for the receiving and storage of hazardous waste are prohibited within the river corridor.

15.2.4.10. Hazardous waste or solid waste landfills are prohibited within the river corridor.

15.2.4.11. The standards and requirements in this Ordinance do not supercede those contained in the Erosion and Sedimentation Act.

15.2.5.
Exemptions. The following uses are exempted from the river corridor protection plan:

15.2.5.1.   Land uses existing prior to the promulgation of the Twiggs County river corridor protection district.  For the purposes of this Ordinance a preexisting use is defined as any land use or land-disturbing activity, including all human endeavors directly associated with such use or activity, which, prior to the promulgation of this Ordinance, falls within one of the following categories:



15.2.5.1.1.
is completed;



15.2.5.1.2.
is under construction;



15.2.5.1.3.
is fully approved by the governing authority;



15.2.5.1.4.
all materials have been submitted for approval by the governing 
authority; or



15.2.5.1.5.
is zoned for such use and expenditures in excess of $2,500.00 have been made in preparation for construction in accordance with such zoning.

15.2.5.2.   Mining activities, if permitted by the Department of Natural Resources pursuant to the Georgia Surface Mining Act of 1968, as amended.

15.2.5.3.   Utilities, (except as discussed above in Section 15.2.4.7., if such utilities cannot feasibly be located outside the buffer area (feasibility shall be decided conservatively by the Board of Commissioners), provided that:



15.2.5.3.1.   The utilities shall be located as far from the river bank as reasonably possible;



15.2.5.3.2.   Installation and maintenance of the utilities shall be such as to protect the integrity of the buffer area as well as is reasonably possible; and



15.2.5.3.3.  Utilities shall not impair the drinking quality of the river water.


15.2.5.4.  Specific forestry and agricultural activities, except as discussed 


above in Sections 15.2.4.8.1 and 15.2.4.8.6.

SECTION 15.3.  WP Wetland protection.


All developments within Wetlands located in the unincorporated area of Twiggs County shall, in addition to the other provisions of this Ordinance, be governed by the following sections of this Chapter:


15.3.1.
Purpose. The wetlands in unincorporated area of Twiggs County are indispensable and fragile natural resources with significant development constraints due to flooding, erosion, and soils limitations.  In their natural state, wetlands serve man and nature.  They provide habitat areas for fish, wildlife and vegetation; water quality maintenance and pollution control; flood control; erosion control; natural resource education; scientific study; and open space and recreational opportunities.  In addition, the wise management of forested wetlands is essential to the economic well being of many communities within the State of Georgia.



Nationally, a considerable number of these important natural resources have been lost 
or impaired by draining, dredging, filling, excavating, building, pollution and other acts.  Piecemeal or cumulative losses will, over time, destroy additional wetlands.  Damaging or destroying wetlands threatens public safety and the general welfare.



The purpose of this Ordinance is to promote wetlands protection, while taking into account varying ecological, economic development, recreational and aesthetic values.  Activities that may damage wetlands should be located on upland sites to the greatest 
degree practicable as determined through a permitting process.


15.3.2.
Definitions
15.3.2.1.   Wetlands:  those areas that are inundated or saturated by surface or groundwater at a frequency and duration sufficient to support, and that under normal circumstances do support, a prevalence of vegetation typically adapted for life in saturated soil conditions.  Wetlands generally include swamps, marshes, bogs, and similar areas.  The ecological parameters for designating wetlands include hydric soils, hydrophytic vegetation, and hydrological conditions that involve a temporary or permanent source of water to cause soil saturation.

15.3.2.2. Generalized Wetlands Map:  the current U.S. Fish and 

Wildlife Service National Wetlands Inventory maps for unincorporated area of Twiggs County, Georgia.

15.3.2.3. Jurisdictional Wetland:  an area that meets the 

definitional requirements for wetlands as determined by the U.S. Army Corps of Engineers.

15.3.2.4. Jurisdictional Wetland Determination:  a delineation of

 jurisdictional wetland boundaries by the U.S. Army Corps of Engineers, as required by Section 404 of the Clean Water Act, 33 U.S.C., Section 1344, as amended.

15.3.2.5. Regulated Activity:  any activity which will, or which may 

reasonably be expected to, result in the discharge of dredged or fill material into waters of the U.S., excepting those activities exempted in Section 404 of the Federal Clean Water Act.


15.3.3.
Establishment of the Wetlands Overlay Protection District. 
The Wetlands Overlay Protection District is hereby established which shall correspond to all lands within the jurisdiction of unincorporated area of Twiggs County, Georgia that are mapped as wetland areas by the U.S. Fish and Wildlife Service National Wetlands Inventory Maps.  This map shall be referred to as the Generalized Wetlands Map and is hereby adopted by reference and declared to be a part of this Ordinance, together with all explanatory matter thereon and attached thereto.



The Generalized Wetlands Map does not represent the boundaries of jurisdictional 
wetlands within the unincorporated Area of Twiggs County and cannot serve as a substitute for a delineation of wetland boundaries by the U.S. Army Corps of Engineers, as required by Section 404 of the Clean Water Act, as amended.  Any action under this Ordinance does not relieve the landowner from federal or state permitting requirements.


15.3.4.
Protection Criteria. No regulated activity will be permitted within the Wetlands Protection District without 
written permission or a permit from the Zoning Enforcement Officer.  If the area proposed for development is located within fifty (50) feet of a Wetlands Protection District boundary, as determined by the Zoning Enforcement Officer using the Generalized Wetlands Map, a U.S. Army Corps of Engineers determination shall be required.  If the Corps determines that wetlands are present on the proposed 
development site, the local permit or permission will not be granted until a Section 404 Permit or Letter of Permission is  issued.


15.3.5.
Permitted Uses. The following uses shall be allowed as of right within the Wetlands Protection District to the extent that they are not prohibited by any other Ordinance or law, including laws of trespass, and provided they do not require structures, grading, fill, draining, or dredging, except as provided herein.

15.3.5.1.  Conservation or preservation of soil, water, vegetation, 

fish and other wildlife, provided it does not affect waters of Georgia or of the United States in such a way that would require     

an individual 404 Permit.

15.3.5.2.  Outdoor passive recreational activities, including fishing, bird watching, hiking, boating, horseback riding, and canoeing.

15.3.5.3. Forestry practices applied in accordance with best management practices approved by the Georgia Forestry Commission and as specified in Section 404 of the Clean Water Act.
15.3.5.4. The cultivation of agricultural crops.  Agricultural activities shall be subject to best management practices approved by the Georgia Department of Agriculture.

15.3.5.5. The pasturing of livestock, provided that riparian wetlands are protected, that soil profiles are not disturbed and that approved agricultural Best Management Practices are followed.  This does not include Feedlots as defined and regulated in this ordinance.

15.3.5.6. Education, scientific research, and nature trails.


15.3.6.
Prohibited Uses. The following uses are not permitted within the Wetlands Protection District.

15.3.6.1.   Receiving areas for toxic or hazardous waste or other contaminants;


         
15.3.6.2.   Hazardous or sanitary waste landfills; or



15.3.6.3.   Feedlots.

SECTION 15.4. GR Protection of Groundwater Recharge Areas.


All developments having designated Groundwater Recharge Areas within the unincorporated area of Twiggs County shall, in addition to the other provisions of this Ordinance, be governed by the following sections of this Chapter:

15.4.1, Purpose.In order to provide for the health, safety, and welfare 

of the public and a healthy economic climate within the unincorporated area of Twiggs County and surrounding 
communities, it is essential that the quality of public drinking water be ensured.   For this reason, it is necessary to protect the subsurface water resources that Twiggs County and surrounding communities rely on as sources of public water.



Groundwater resources are contained within underground reservoirs known as aquifers.  These aquifers are zones of rock beneath the earth's surface capable of containing or producing water from a well.  They occupy vast regions of the subsurface and are replenished by infiltration of surface water runoff in zones of the surface known as groundwater recharge areas.  Groundwater is susceptible to contamination when unrestricted development occurs within significant groundwater recharge areas.  It is, therefore, necessary to manage land use within groundwater recharge areas in order to ensure that pollution threats are minimized.


15.4.2.
Definitions
15.4.2.1.   Aquifer means any stratum or zone of rock beneath the surface of the earth capable of containing or producing water from a well.

15.4.2.2.  Drastic means the standardized system for evaluating groundwater pollution potential using the hydrogeologic settings described in U.S. Environmental Protection Agency document EPA-600-2-87-035.

15.4.2.3.  Pollution Susceptibility means the relative vulnerability of an aquifer to being polluted from spills, discharges, leaks, impoundments, applications of chemicals, injections and other human activities in the recharge area.

15.4.2.4. Pollution Susceptibility Map means the relative vulnerability to pollution prepared by the Department of Natural Resources, using the DRASTIC methodology. (Georgia Department of Natural Resources Hydrologic Atlas 20:          Groundwater Pollution Susceptibility Map of Georgia.)

15.4.2.5.  Recharge Area means any portion of the earth's surface where water infiltrates into the ground to replenish an aquifer.

15.4.2.6. Significant Recharge Areas means those areas mapped by the Georgia Department of Natural Resources in Hydrologic Atlas 18 (1989 edition).


15.4.3.
Establishment of Groundwater Recharge Area Overlay Protection District. The Groundwater Recharge Area Overlay Protection District is hereby established which shall correspond to all lands within the jurisdiction of the unincorporated area of Twiggs County, Georgia that are mapped as significant recharge areas by the Georgia Department of Natural Resources in Hydrologic Atlas 18, (1989 edition.)  Said map is hereby adopted and 
made a part of this Ordinance.



Each recharge area shall be determined to have a pollution susceptibility of high, medium, or low based on the Georgia Pollution Susceptibility Map, Hydrologic Atlas 20, (1992 edition).  Said map is hereby adopted and made a part of this Ordinance.


15.4.4.
Protection Criteria
15.4.4.1. No construction may proceed on a building or manufactured home to be served by a septic tank unless the Twiggs County Health Department first approves the proposed septic tank installations as meeting the requirements of the Georgia Department of Human Resource for On-site Sewage Management (hereinafter DHR Manual), and Sections 15.4.4.2. and 15.4.4.3. below.

15.4.4.2.   New homes served by a septic tank/drain field system shall be on lots having minimum size limitations as follows, based on application of Table MT-1 of the DHR Manual (hereinafter DHR Table MT-1).  The minimums set forth in Table MT-1 may be increased further based on consideration of other factors (set  forth in Sections A-F) of the DHR Manual.


      
   
15.4.4.2.1.
150% of the subdivision minimum lot size calculated based on application of DHR Table MT-1 if they are within a high pollution susceptibility area;

15.4.4.2.2. 125% of the subdivision minimum lot size 

calculated based on Application of DHR Table MT-1 if they are within a medium pollution susceptibility area;




15.4.4.2.3.
110% of the subdivision minimum lot size calculated based on application of DHR Table MT-1 if they are within a low pollution susceptibility area.

15.4.4.3.   New manufactured home communities served by septic tank/drain field systems shall have lots or spaces having minimum size limitations as follows, based on application of Table MT-2 of the DHR Manual (hereinafter DHR Table MT-2).  The minimums set forth in Table MT-2 may be increased further based on consideration of other factors set forth in Sections A-F of the DHR Manual.

15.4.4.3.1. 150% of the subdivision minimum lot or space size 

calculated based on application of DHR Table MT-2 if they are within a high pollution susceptibility area;




15.4.4.3.2.
125% of the subdivision minimum lot or space size calculated based on application of DHR Table MT-2 if they are within a medium pollution susceptibility area;




15.4.4.3.3.
110% of the subdivision minimum lot or space size calculated based on application of DHR Table MT-2 if they are within a low pollution susceptibility area.

15.4.4.4.  New agricultural waste impoundment sites shall be lined if they are within a high pollution susceptibility area; a medium pollution susceptibility area and exceed fifteen (15) acre-feet; or a low pollution susceptibility area and exceed fifty (50) acre-feet.  As a minimum, the liner shall be constructed of compacted clay having a thickness of one (1) foot and a vertical hydraulic conductivity of less than 5 x 10–7 cm/sec or other criteria established by the Natural Resource and Conservation Service.

15.4.4.5. New above-ground chemical or petroleum storage tanks, having a minimum volume of six hundred sixty (660) gallons, shall have secondary containment for one hundred ten (110%) percent of the volume of such tanks or one hundred ten (110%) percent of the volume of the largest tank in a cluster of tanks.  Such tanks used for agricultural purposes are exempt, provided they comply with all federal requirements.

15.4.4.6. New facilities that handle hazardous materials of the 

types listed in Section 312 of the Resource Conservation and Recovery Act of 1976 (excluding underground storage tanks) and in amounts of ten thousand (10,000) pounds or more on any one day, shall perform their operations on impervious surfaces and           in conformance with any applicable federal spill prevention requirements and local fire code requirements.

15.4.4.7. Permanent storm water infiltration basins shall not be 

constructed in areas having high pollution susceptibility.


15.4.5.
Exemptions. Any lot of record approved prior to the adoption of this Ordinance is exempt from the minimum lot size requirements contained in Sections 15.4.4.2 and 15.4.4.3. of this Ordinance.

CHAPTER 16

DETERMINATION OF UNCLASSIFIED USES


This Chapter shall establish a procedure for classifying all uses of land or building which are not identified in a district as being either a permitted or conditional use.  In the event an applicant wishes to use property in a manner not specifically identified as permitted uses or conditional uses, and where such use is not specifically prohibited from the district, the following provisions shall apply:

SECTION 16.1.  Request for Determination of Unclassified Use. 


Whenever a property owner or applicant files an application for a use that 

is not listed as a use in the district where the property is located, the Zoning  

Enforcement Officer shall submit said application to the Board of 

Commissioners with a written request from the applicant for determination of the 

unclassified use. The Board of Commissioners shall review the request as 

submitted and determine if the proposed use is of a similar character to those 

allowed in the district in which it is proposed.

SECTION 16.2.  Review of Request Resulting in Permitted Use 

Determination.
 


In the event that the Board of Commissioners determines that proposed 

Use is of the same use classification and is consistent with the character and intent of those uses classified as permitted uses allowed in the subject district, then they shall instruct the Zoning Enforcement Officer to initiate text amendment procedures pursuant to Section 24.1., et. seq.  Approval of a text change will authorize issuance of a permit for that use. 

SECTION 16.3.  Review of Request Resulting in Conditional Use 

Determination.



In the event that the Board of Commissioners determines that proposed 

use is of the same use classification and is consistent with the character and 

intent of those uses classified as  conditional uses allowed in the subject district, 

the applicant shall apply for use permit subject to the procedures established for 

a conditional use.   Use is of the same use classification and is consistent with 

the character and intent of those uses classified as permitted uses allowed in 

the subject district, then they shall instruct the Zoning Enforcement Officer to 

initiate text amendment procedures pursuant to Section 24.1., et. seq.  Approval 

of a text change will authorize issuance of a permit for that use.

CHAPTER 17

OFF-STREET AUTOMOBILE PARKING AND LOADING REQUIREMENTS

Off-street automobile storage or parking space shall be provided on every lot on which any permitted or conditional use is established in accordance with this Ordinance. 

SECTION 17.1.













General Requirements.


For the purpose of this Ordinance, the following general requirements are specified:

17.1.1.









The term "Off-Street Parking Space" shall mean a space at least ten (10) feet wide and twenty (20) feet in length with a minimum net area of two hundred (200) square feet, excluding area for egress and ingress and maneuverability of vehicles. 

17.1.2.









Parking spaces for all uses shall be located on the same lot with the main buildings to be served, except as provided below. 

17.1.2.1.










If an off-street parking space cannot be reasonably provided on the same lot on which the principal use is conducted, the Board of Commissioners may permit (as a conditional use) such space to be provided on other off-street property, provided such space lies within seven hundred (700) feet of an entrance to the principal building and provided that such space is located within a zoning district which permits the principal use.  Such vehicle parking space shall be associated with the permitted use and shall not thereafter be reduced or encroached upon in any manner.  

17.1.2.2.








The required number of parking spaces for any number of separate uses may be combined in one lot, but the required space assigned to one use may not be assigned to another use at the same time, except that up to one-half of the parking space required for an existing church whose peak attendance will be at night or on Sundays may be assigned to a use which will be closed at nights or on Sundays.

17.1.3.












An area reserved for off-street parking in accordance with the requirements of this Ordinance shall not be reduced in area or changed to any other use unless the use which it serves is discontinued or modified, except where equivalent parking space is provided to the satisfaction of the Board of Commissioners. 

17.1.4.










Off-street parking existing at the effective date of this Ordinance in connection with the operation of an existing building or use shall not be reduced to an amount less than hereinafter required for a similar new building or use. 

SECTION 17.2.
   Parking Space Requirements For All Districts.


Off-street automobile storage or parking space shall be provided with vehicular access to a street or alley, and shall be equal to the minimum requirements for the specific land use set forth. 

Land Use
Required Parking Spaces

Churches
Exempt from parking requirements

Community Buildings and Social Halls
1 for each 200 sq. ft. of floor area

Multi-Family Dwellings
1.5 for each dwelling unit plus 1 additional space for guest parking for each 5 multi-family dwelling units

Elderly Housing and Group Homes
1 for each dwelling unit

Motel and Hotels
3 for each 2 units

Boarding and Rooming Houses
1 for each sleeping room

Manufacturing  and Industrial Uses
1 for each employee in the maximum working shift

Restaurants, Bars, and Night Clubs
1 for each 3 seats

Retail stores, store groups, shops, offices,other than professional offices
1 space for each 200 sq. ft. of floor area

Wholesale Establishments and Warehouses
1 for each employee in the maximum shift

Professional office
5 for each professional employee

Theater 
1 for each 3.5 seats

Senior High School
1 for each 5 class rooms

Elementary and Middle Schools
1 for each 15 classroom seats

Private School Dormitories
1 for each 4 beds

Professional/ Technical Park
3 for each 3,000 square feet of gross floor area

Home occupations, offices and businesses in a home, and similar uses
1 for each 200 sq. ft. of floor area dedicated to the use

Health care uses
3 for each bed; 4 for each 1,000 sq. ft. of out patient facilities; 5 for each 1,000 sq. ft. of medical offices and 3 spaces for each 2 living units for elderly housing with available health care facilities or services(excluding storage, utility and maintenance areas) 

SECTION 17.3.











General Requirements for Parking Lots.

           Except for church parking lots,
 all parking lots shall meet the following standards:

17.3.1. 










Lighting facilities shall be so arranged that light is reflected away from adjacent properties.

           17.3.2. 







The parking lot shall be adequately drained.

17.3.3. 








A ten (10) foot buffer shall be provided along those lot lines of the parking area which abut lots used for residential purposes.  A substantial bumper rail of wood, metal, or concrete shall also be installed on the inside of the buffer where the buffer is adjacent to a parking space or driveway.

17.3.4. 







For paved parking lots only, a raised curb of at least six (6) inches shall be erected along all parking and parking lot areas except for driveway openings, and those lot lines abutting residential districts where the requirements in Section 17.3.3 shall prevail.

17.3.5. 






No off-street parking space or driveway shall be designed or constructed so as to require the backing of vehicles into the right-of-way of a public street.

17.3.6. 







For parking areas with one hundred (100) or more parking spaces, at least ten (10) percent of the parking area shall be permanently landscaped, excluding buffers as required in Section 17.3.3.  Landscaping may consist of trees, shrubs, flowers, or other ornamental plats, provided that all landscaped areas are regularly maintained by the lot owner and that any dead or dying trees or plants are replaced within one month of death or noticeable decay.  Furthermore, all landscape areas shall be integrated into the parking lot design and not relegated exclusively to one concentrated location or to the edges of the parking area.

17.3.7.    All parking lots, whether paved or not, shall be set back a minimum distance of ten (10) feet from all property lines except for driveway openings.





SECTION 17.4.















Off-Street Loading and Unloading Space.


Off-street loading and unloading spaces shall be provided as hereinafter required by this Ordinance.

17.4.1. Off-Street Loading Spaces.  All off-street loading and 

unloading spaces shall be at a minimum fourteen (14) feet in height, twelve (12) feet in width, and fifty-five (55) feet in length.  All spaces shall be connected to a street or alley adequate in size to handle the ingress and egress for trucks.  All spaces and areas for loading and unloading shall be accessible to emergency vehicles. 

17.4.2.   When Required.  One loading and unloading space shall be required for commercial, industrial and institutional uses that send or receive goods by truck.  An additional space shall be required for each additional ten thousand (10,000) square feet of floor area of said use.  All spaces shall be located on the same lot as the building being served.  Shared spaces may be allowed by the Zoning Enforcement Officer, even though all buildings may not be on the same lot, provided that such arrangement does not create a safety hazard to the traveling public.

17.4.3.   Permanent Reservation.  Areas reserved for off-street loading 

or emergency vehicle access in accordance with the requirements of 

these regulations shall not be reduced in area or changed to any other 

use unless the use which is served is discontinued or modified, except 

where equivalent loading space is provided and approved by the Zoning 

Enforcement Officer.

CHAPTER 18

SPECIAL REQUIREMENTS

SECTION 18.1.



















Control of Curb Cuts and Vision Clearance.


The requirements for controlling curb cuts and maintaining vision clearance shall be as follows:

18.1.1.





















Curb Cuts.  No cut shall exceed fifty (50) feet in length, 

nor shall curb cuts be closer than twenty (20) feet to an intersection of 

two streets measured along the curb line.

18.1.2.





















Vision Clearance.  In all use districts, no fence, wall, shrubbery, sign, marquee, or other obstruction to vision between the heights of two and one half (2.5) and ten (10) feet from the ground level shall be permitted within twenty-five (25) feet of the intersection of the right-of-way lines of two streets or railroad lines, or of a street intersection with a railroad line.

SECTION 18.2.    Storage and Parking of Trailers and Commercial 

Vehicles.

Commercial vehicles and trailers of all types, including travel, boat, camping, and hauling, shall not be parked or stored on any lot in R-1, R-2 or R-MH Residential Districts except in accordance with the following requirements:

18.2.1.















In no case shall a commercial vehicle carrying explosives, gasoline (other than in the fuel tank used for propelling the vehicle), liquefied petroleum products or other hazardous materials be permitted in a R-1, R-2 or R-MH residential district. 

18.2.2.  Travel trailers, hauling trailers, or boat trailers shall be permitted if parked or stored behind the front yard building line.

           18.2.3.  Travel trailer shall not be occupied either temporarily or 

permanently while it is parked or stored in any area except in a travel trailer park authorized under this Ordinance.

SECTION 18.3.
Manufactured Home Community.

When allowed as a conditional use within a zoning district, a manufactured home community shall be subject to the following conditions and regulations:

18.3.1.  Area, width, and space.  The minimum lot area per park shall 

be eight (8) acres, and the minimum lot width for the portion used for 

entrance and exit shall be fifty (50) feet.  The minimum number of spaces 

completed and ready for occupancy before the first occupancy is 

permitted shall be twenty (20) spaces.

18.3.2.  Minimum standards for a space or stand. The following 

minimum standards shall apply to each manufactured home space or 

stand.

18.3.2.1.  Minimum size of space shall be four thousand five hundred (4,500)square feet.

18.3.2.2. Minimum width of space shall be fifty (50) feet.

18.3.2.3. Minimum distance between manufactured homes together with their additions and appurtenances, and permanent structures or buildings shall be twenty (20) feet.

18.3.2.3. Minimum distance of any manufactured home, from 

any property line shall be fifty (50) feet.

18.3.2.4. Utility or storage buildings shall occupy no more than 

two (2) percent of the individual stand or space.

18.3.2.6.
No manufactured home shall be located closer 

than thirty-five (35) feet to the center line of any roadway within the park.

18.3.3. 
Minimum Standards for Manufactured Homes Located in 

Manufactured Home Communities.

  18.3.3.1.   Only manufactured homes, as defined herein, shall 


be allowed in a manufactured home community.

18.3.3.2.  The undercarriage of the manufactured home must be enclosed with an opaque material.

18.3.3.3. The manufactured home must be installed on a foundation system in compliance with the Twiggs county’s building code and the structure shall be tied down in accordance with the County Building Code.

  18.3.3.4.  Permanent steps must be provided for all exits.

18.3.3.5   A tax decal must be obtained from the Twiggs County Tax Commissioner and provided to the Zoning Enforcement Officer before a permit is issued for a manufactured home.

18.3.4.
Convenience establishments.  Convenience establishments of a commercial nature, including stores, laundry and dry cleaning establishments, pickup laundry and dry cleaning agencies, and beauty and barber shops, may, upon approval of the Board of Commissioners, be permitted in manufactured home communities, provided that such establishments and the parking areas primarily relate to their operations:


18.3.4.1.  Shall not occupy more than ten (10) percent of the 


area of the community;

18.3.4.2. Shall be subordinate to the residential use and 

character of the community;

18.3.4.3. Shall be located, designed, and  intended to serve 

frequent trade or service needs of persons residing in the community; and

18.3.4.4. Shall present no visible evidence of their commercial 

character outside the community.


18.3.5.
Streets, roads, access, facilities, and other site 


improvements:
18.3.5.1. All points of entrance or exit from the manufactured home community development shall be paved to a minimum width of twenty-four (24) feet.  Said entrance or exit drives or roadways shall be located no closer than two hundred (200) feet from the intersection of any two (2) public highways or streets.



18.3.5.2.  Each manufactured home lot or premises shall have 



access to a community driveway, roadway, or street, which 



shall be paved to a minimum width of twenty-four(24) feet, 



provided that no parking shall be permitted on said roadway.  

SECTION 18.4.
Manufactured Homes Located in R-Ag Agricultural and R-MH Manufactured Home Districts Shall Comply with the Following Conditions:


18.4.1.
The lot area and dimensions must meet the requirements for a 


single-family dwelling unit in the agricultural districts.

18.4.2.
In no case shall the manufactured home be located within twenty (20) feet of any building.

18.4.3.  
A tax decal must be obtained from the Twiggs County Tax Commissioners and provided to the Zoning Enforcement Officer before a permit is issued for a manufactured home.

18.4.4.  
The manufactured home must be placed on permanent foundation that complies with the Twiggs County’s building code for residential structures.
18.4.5. The hitch, axles and wheels must be removed.

18.4.6.  
The manufactured home must be oriented on the lot so that long axis is parallel with the street.  A perpendicular or diagonal placement may be permitted if there is a building addition or substantial landscaping so that the narrow dimension of the unit, as so modified and facing the street is no less than fifty (50) percent of the unit’s long dimension.

18.4.7.  
The exterior foundation material must consist of opaque material for the outer portion of a finished residence and the structure shall be tied down in accordance with the County Building Code.


18.4.8.   The manufactured home must have permanent steps at all 


exists.

18.4.9.  The manufactured home must be manufactured after June 15, 1976.

18.4.10. Manufactured homes located in manufactured home 

communities are governed by the requirements of Section 18.3.

18.4.11.  Manufactured homes located in a Flood Damage Prevention

Overlay District shall meet the requirements of Section 14.4.2.3.

SECTION 18.5.
Manufactured Homes Located in R-1 Single Family 

Residential and R-2 Multi-family Residential Districts Shall Comply with the Following Conditions.


18.5.1.  The lot area and dimensions must meet the requirements of  the 


District in which the Manufactured Home is to be located;

18.5.2.  In no case shall the manufactured home be located within twenty (20) feet of any building.

18.5.3.  Manufactured homes shall meet the following conditions;



18.5.3.1.  The roof must be double pitched and covered with 

material that is residential in appearance; including, but not limited to, wood, asphalt composition, or fiberglass shingles or metal roofing, but excluding corrugated aluminum or corrugated fiberglass;

18.5.3.2.  Exterior siding cannot have a high-gloss finish and must be residential in appearance,  including, but not limited to, clapboards, simulated clapboards, such as conventional vinyl or metal siding, wood shingles, shakes or similar material, but excluding smooth, ribbed, or corrugated metal or plastic panels;

18.5.3.3. The manufactured home must have a front porch and have permanent steps at all exits;



18.5.3.4. The manufactured home must be placed on 



permanent foundation that complies with the Twiggs County’s

                      building code for residential structures; 



18.5.3.5. The exterior foundation material must consist of 



continuous concrete or masonry  suitable for outer portion of a 



finished residence and contain air vents as required by the Twiggs 



County Building Code;
                      18.5.3.6. The hitch, axles and wheels must be removed;

           
18.5.3.7. The manufactured home must be oriented on the lot 



so that long axis is parallel with the street.  A perpendicular or 



diagonal placement may be permitted if there is a building addition 



or substantial landscaping so that the narrow dimension of the 



unit, as so modified and facing the street is no less than fifty (50) 



percent of the unit’s long dimension;



18.5.3.8. The manufactured home must be at least twenty (20) 



feet in width;

         

18.5.3.9. The exterior design, size and configuration of the 



manufactured  home must be compatible with nearby or 



surrounding dwellings;

18.5.3.10. A tax decal shall be obtained from the Twiggs County 

Tax Commission and provided to the Zoning Enforcement Officer before a permit is issued for a manufactured home; and



18.5.3.11. The manufactured home must be manufactured after 



June 15, 1976.

           
18.5.4
.
An applicant may request a variance from the Board of 



Commissioners as to any standard mandated in this Section where the 



granting of such variance will not have a negative impact on the 



manufactured home’s compatibility with other residences in the same 



neighborhood.



18.5.5.
Manufactured homes located in a Flood Damage Prevention



Overlay District shall meet the requirements of Section 14.4.2.3.

SECTION 18.6.
Commercial Feedlots.

18.6.1.

Purpose. 

Consistent with the responsibility to protect and advance the public health, and in order 
to advance the public health interest in protecting the quality of surface and ground waters of Twiggs County, and to prevent adverse human health consequences of chronic and acute exposure to insects, vermin, airborne ammonia, hydrogen sulfide, bacteria and micro-organisms and other conditions and substances associated with intensive livestock operation, it is declared to be the policy of the Twiggs County Board 
of Commissioners to require commercial feedlot operations to conform to such rules as may be necessary to protect the public health.


18.6.2.

Definition.


For purposes of this section, a Commercial Feedlot is defined as any of 

the following facilities: any structure, pen, corral or other fenced-in area or corral wherein cattle, horses, sheep, and goats are maintained for the purpose of fattening such livestock for final shipment to market; the raising of swine under any condition, and; the raising of poultry under any condition.  Any Commercial Feedlot involving three-hundred (300) or fewer cattle, horses, sheep, or goats; any Commercial Feedlot involving five hundred (500) or fewer swine, or; any Commercial Feedlot involving poultry in which one-thousand (1,000) or fewer birds are involved; are exempt from this definition.

18.6.3.  A Commercial Feedlot is subject to these rules if it falls 
into any of the following classes:


18.6.3.1. Class I - At least 501 and not more than 1,000 


head of swine; at least 301 and not more than 600 head of cattle, 


horses, sheep, or goats; or at least 1,000 and not more than 


2,000 head of poultry.


18.6.3.2. Class II - At least 1,001 and not more than 2,000 head of 


swine; at least 601 and not more than 1,200 head of cattle, 


horses, sheep, or goats; or at least 2,001 and not more than 


5,000 head of poultry.


18.6.3.3. Class III - At least  2,001 and not more than 4,000 


head of swine; at least 1201 and not more than 2,500 head of 


cattle, horses, sheep, or goats; or at least 5,001 and not more 


than 10,000 head of 
poultry.


18.6.3.4. Class IV - More than 4,000 head of swine;  more than 


2,500 head of cattle, horses, sheep, or goats; or more than 


10,000 head of poultry.


18.6.4.  Scope.   No person shall operate a Commercial Feedlot contrary 


to the provisions of these rules.  These rules recognize the authority of 


the Twiggs County Board of Commissioners to take any action necessary 


to abate a public health nuisance or an imminent hazard.


18.6.5.  Conflict with Other Laws and Regulations. Whenever the 


requirements of this Ordinance are at variance with the requirements of 


any other lawfully adopted statutes, rules, regulations, ordinances; the 


most restrictive, or that imposing higher standards, shall govern.  No 
permit shall be issued or considered valid for a Commercial Feedlot 


which is otherwise illegal under the terms of any local, state or federal 


law.


18.6.6. The Twiggs County Board of Commissioners find that the 


adoption of these rules in their entirety is required to protect and promote 


the public health.


18.6.7. The Twiggs County Board of Commissioners is of the opinion 


that, in some areas, rules more stringent than those of the Georgia 


Department of Natural Resources are required in order to protect the


public health and further finds that all provisions of these rules that 


impose additional requirement or limitations not contained in state law, 


are “a more stringent rule in an area regulated by the Georgia 


Department of Natural resources”.


18.6.8.  Any application for a use under this section must be 


accompanied by all 
required permits for operation from the 


Environmental Protection Division of the Georgia Department of Natural 


Resources and any 
necessary permits from the Environmental Protection 


Agency of the United States Government.


18.6.9.  Any part of a new or expanding Feedlot that is constructed 


and permitted on or after the effective date of these rules shall be 
located 


a minimum distance, as set forth in Section 18.6.16, from existing 


residences that are either occupied or listed for rent or sale, nursing 


homes, day care centers, office buildings, commercial businesses, 

           places of public assembly or any other structure designed for or occupied

           by humans.


18.6.10. No Commercial Feedlot may be located within an area that has 


been designated as a most significant groundwater recharge area on the 


GROUND-WATER POLLUTION SUSCEPTIBILITY MAP OF GEORGIA, 


Hydrologic Atlas 20.



18.6.11. No commercial Feedlot may be located within an area 
that has 



been designated as an area that has a higher ground water pollution 



susceptibility (drastic rating > 181) on the GROUND-WATER 



POLLUTION SUSCEPTIBILITY MAP OF GEORGIA, Hydrologic Atlas 



20.



18.6.12. Feedlots located within an area that has been designated 



as an area that has an average ground water pollution susceptibility 



(drastic rating 141-181) on the GROUND-WATER POLLUTION 



SUSCEPTIBILITY MAP OF GEORGIA, Hydrologic Atlas 20 shall meet 



the following 
standards:



18.6.12.1.  Spray fields shall not be used as a method of waste 



management.




18.6.12.2.  New agricultural waste impoundment sites (lagoons) 




shall be lined and shall not exceed five (5) acre-feet in size. The 




impoundment sites shall be so designed that the area of the 




impoundment will accommodate, in addition to the waste 




generated, a twenty-five year frequency rain fall event. The 




impoundment shall be designed by an engineer licensed in the 




State of Georgia and the standards of design shall prevent 




pollution of the groundwater, air pollution including offensive odors 




and overflows as a result of rainfall events.  Additionally, NPDES  




(National Pollution Discharge Elimination System) permits must be 




obtained from the Georgia Department of Natural Resources, 




Environmental Protection Division. 




18.6.12.3.  Waste impoundment sites shall be fifteen hundred 




(1,500) feet from any property line.




18.6.12.4.  All onsite streams, creeks, and other waterways shall 




be protected by a fifty foot undisturbed vegetative buffer.  The 




absence of such buffer will constitute grounds to deny any permit. 



18.6.12.5.  A buffer of trees shall be planted around the 



impoundment site. Tree species shall be used that will obtain a 



height of ten (10) feet within a five (5) year period 
and shall be 



planted so that said buffer will prevent the prevailing wind from 



blowing obnoxious odors to adjacent properties. 



18.6.12.6.  A plan shall be submitted and implemented to control 



pests 
such as flies and vermin. A qualified expert to be paid for by 



the applicant and whom the Board of Commissioners must 



approve shall prepare the plan.  




18.6.12.7  Incinerators shall be used to dispense of dead animal 




carcasses. Dead animals shall not be stock piled and must be




incinerated daily to prevent odors from spreading to adjacent 




properties.
The Environmental Protection Division of the 




Georgia Department of Natural Resources shall approve and issue 




all permits for incineration facilities.

           


18.6.12.8.  An insurance policy in an amount to be determined by 




the Board of Commissioners shall be maintained annually to cover 




the costs of any clean up activities that need to be taken as a 




result of water and air pollution, spills in adjacent streams and onto 




neighboring properties, and the elimination of pests that have 




invaded nearby properties. Proof of insurance shall be provided to 




the Zoning Enforcement Officer on the anniversary date of the 




issued permit. Failure to provide this proof by the anniversary date 




shall automatically revoke the permit. The Applicant may request 




reinstatement of the permit by following the procedure initially 




used in obtaining the original permit.



18.6.13.  Where uncertainty exists with respect to the boundaries of the 



areas regulated in Sections 18.6.10 - 18.6.12, sufficient information 



prepared by the applicant must be submitted to the Twiggs County Board 



of Commissioners to assist them in  their determination as to the exact 



location of the boundary of the area.  All  information provided by the 



applicant must be provided by a license or certified professional where 



such professional requires such license or certification.  In any case, the 



final determination of the exact location of the area shall be made by the 



Twiggs County Board of Commissioners.


18.6.14. Feedlots must be constructed and operated in compliance with 


all Federal, State and local laws, Ordinances and regulations. They must 


be located at such distance from any waters defined as waters of the 


state by the Georgia Water Quality Control Act, so that no discharge from 


the operation will flow into such waters, but in no event less than one 


thousand (1,000) feet.  Further, any Feedlot must be designed and 


operated to prevent the discharge of any animal waste or chemicals used 


in feedlot operations or other harmful substances into any waters of the 


state as the term waters is defined by the Georgia Water Quality Control 


Act.

           18.6.15. Feedlots must be located so that any odors associated with its 


operation, infestation of flies, mosquitoes or other objectionable insects 


or rodents caused by its operation do not create a nuisance for adjacent 


or nearby landowners or residents. 

           18.6.16.  Setbacks.



Class I



2,500 feet



Class II



3,000 feet



Class III



3,500 feet



Class IV



4,000 feet

SECTION 18.7.
Communication Towers.


18.7.1

Intent.
The regulations and requirements of this 


section are intended to:



18.7.1.1.    protect the welfare, safety and integrity of residential 



neighborhoods and foster, through appropriate zoning and land 



use controls, a competitive environment for communication 



carriers that does not unreasonably discriminate among providers 



of functionally equivalent services and shall not prohibit or have 



the effect of prohibiting the provision of such services, so as to 



promote Twiggs County as a proactive community in the 



availability of communications services;

18.7.1.2.   provide for the appropriate location and development of communication towers or antennas to serve the residents and 



business of Twiggs County;



18.7.1.3.   minimize adverse visual effects of towers or antennas 



through careful design, siting and vegetative screening;



18.7.1.4.   avoid potential damage to adjacent properties from



tower or antenna failure through careful siting of tower or antenna 



structures;


18.7.1.5.   maximize use of any new or existing communication 



tower or antenna to reduce the number of towers or antennas 



needed; and



18.7.1.6.   encourage and promote the location of new 



communication facilities in areas which are not zoned for 



residential use.


18.7.2.   Supplemental definitions.   For the purpose of this section, the following definitions shall be used.




18.7.2.1.   Antenna.   An arrangement of array of wires, dishes, or 




metal rods, used in transmitting or receiving electromagnetic 




waves.



18.7.2.2.   Communication tower.   A guyed, monopole, lattice or 



self-support tower, constructed as a free-standing structure or in 



association with a building, other permanent structure or 



equipment, containing one (1) or more antennas intended for 



transmitting or receiving television, AM/FM radio, digital, 



microwave, cellular, telephone, or similar forms of electronic 



communication.  This definition does not include a satellite earth 



station, a structure used for amateur or recreational purposes

                      such as a ham radio, a citizens band radio, or home television 

                      antenna under seventy (70) feet in total height.



18.7.2.3.   Guyed tower.   A guyed tower can be either a lattice or 



monopole tower which has cables attached to the tower and 



ground to provide stability to the tower.



18.7.2.4.  Lattice tower.   A lattice tower is a communication tower 



that generally has three (3) or (4) support steel legs and holds a 



variety of antennas.



18.7.2.5.  Monopole tower.   A monopole tower consists of a single 



self-supporting pole which is generally wider in diameter at the 



base and narrows at the top and may support any combination of 



whip, panel or dish antennas.



18.7.2.6.  Stealth Structure.   A communication tower which is 



a man-made tree, or similar natural or man-made alternative 



design mounting structure that camouflages or conceals the 



presence of antennas or towers.


18.7.3.
General Provisions.



18.7.3.1.  Land-use compatibility.   Communication towers shall be 




located, constructed, and buffered to ensure compatibility with 




surrounding land uses.  To help ensure such compatibility each 




application for a proposed communication tower shall include the 




following information:





18.7.3.1.1.

the exact location of the proposed tower shown on 





an official zoning map;





18.7.3.1.2.

the maximum height of the proposed tower;





18.7.3.1.3.

the color or colors of the proposed tower;




18.7.3.1.4.

the location, type, and intensity of the lighting for 





the proposed tower;





18.7.3.1.5.

drawings showing type of tower, accessory 





buildings, landscaping or other features pertinent to the 





application prepared in professionally acceptable manner; and





18.7.3.1.6.
  such other additional information as may be 





required by the Zoning Enforcement Officer to fully review and 





evaluate the potential impact of a proposed tower.




18.7.3.2.  Location of Communication Towers or Antennas. 




Communication towers or antennas shall be allowed only in "R-AG 




Agricultural, Residential Districts." Compatibility with surrounding 




land uses will be determined based on a consideration of those 




land uses immediately adjacent to the tract of land on which the 




Communication Tower/Antenna is to be located.

18.7.3.3. Compatibility of Surrounding Land Uses. 

Communication Towers or Antennas must be compatible with surrounding land uses.




18.7.3.4.  Additional uses permitted on site.   In any district where 




freestanding communication towers or antennas are allowed, such 




towers or antennas may not be located on a lot containing a 




residential structure.




18.7.3.5.  Shared use of communication towers.   If the application 




is for a separate tower, then the applicant shall provide an affidavit 




from an appropriate professional verifying with written 




documentation why co-location is not possible.




18.7.3.6.  Additional users on existing communication towers.   




Any additional users co-locating on existing communication towers 




shall require review and approval in accordance with these 




regulations.




18.7.3.7.  Measurement of tower height.   Measurement of tower 




height shall include antennas, base pad, and other appurtenances 




and shall be measured from the natural grade of the site.



18.7.3.8. Time limit on project completion.  Once a communication tower or antenna is approved, a permit shall be 



obtained within one (1) year and the project shall be 
completed 



within one (1) year of approval by the Commission.




18.7.3.9.  Abandonment.   All obsolete or unused facilities shall be 




removed within one (1) year of cessation of operation at the site.

18.7.3.10. Signs and advertising.   No signs or advertising shall 

be allowed on any tower or antenna, except for a warning sign 




relating to the public safety which is no greater 
than two (2) 




square feet in size and placed on the base of the tower at a height 




no greater than ten (10) feet above the ground.



18.7.3.11. Security.   All communication facilities shall be equipped with an appropriate anticlimbing device or other similar 



protection device to prevent unauthorized access to the facility.




18.7.3.12. Any equipment shelter or cabinet that supports 




communication facilities shall be concealed from public view, 




integrated into the architecture of the structure, made compatible 




with the architecture of the surrounding structures, placed 




underground and/or screened or buffered.  Landscaping may be 




required to conceal the structure from public view.  Any equipment 




shelter or cabinet shall not be greater than three hundred and 




thirty (330) square feet nor higher than ten (10) feet.  An 




aboveground equipment shelter or cabinet shall not be located in 




a front yard.  If an equipment 
shelter or cabinet is placed 




underground, the air conditioning 
unit must be screened from 




public view and approval of such screening shall be subject to 




approval by the Board of Commissioners if the air conditioning unit 




is in the front yard.




18.7.3.13. Towers or antennas shall have either a galvanized 




finish or shall be painted a non-contrasting color.




18.7.3.14.  Where lighting is required, dual lighting mode (red at 




night/strobe during the day) shall be allowed.




18.7.3.15.  Regulatory compliance.   All communication facilities 




must meet or exceed the current standards of the Federal Aviation 




Administration and Federal Communication Commission and any 




other agency of the State or Federal Government with authority to 




regulate these facilities.  Proof of this compliance shall be 




submitted along with the application for the tower or prior issuance 




of zoning.  

18.7.3.16. Height Requirements.  Any antenna or tower structure 



must comply with the provisions of Section 4.5 of this Ordinance 



where applicable.



18.7.4.
Setbacks.




18.7.4.1.   Communication tower or antenna setbacks shall be 




measured from the perimeter of the tower base to the property or 




base line of the lot on which it is located;




18.7.4.2.   Communication tower or antenna structures must at a 




minimum be set back from the property or base line a distance 




equal to the height of the tower; and




18.7.4.3.   No tower or antenna shall be located closer than the 




height of the tower to any residential structure or district plus one 




hundred (100) feet).

18.7.5. Decisions by the Board of Commissioners.  Decisions by the 

Board of Commissioners shall meet the requirements in the sections below:

18.7.5.1. The procedure for making decisions on all 

Telecommunication Towers and Antennas shall be as required in Section 24.2 of this Ordinance.

18.7.5.2.
Any decision of the Board of Commissioners denying an

application for the erection or co-location of a Communication Tower or Antenna shall be provided to the applicant in writing stating the reasons for denial.

18.7.5.2. All decisions of the Board of Commissioners under this 

Section shall be noted in a written record of the proceedings together with all evidence on which the decision was made.

SECTION 18.8.     Functional Classification of Streets and Highways.


The following streets and highways shall be classified for the purpose of this Ordinance as follows:


18.8.1.
Freeways, Arterials, and Collectors

Street or Highway Names
Classification

Alton V. White Blvd.
Collector

Antioch Church Rd.
Collector

Bethel Church Rd.
Collector

Big Oak Rd.
Collector

Bullard Rd.
Collector

Cary Rd.
Collector

Cool Springs Rd.
Collector

Ga. 18 / Gordon Rd.
Arterial

Ga. 57
Arterial

Ga. 358
Arterial

Ga. 96
Arterial

Gallemore Rd.
Collector

Gates Farm Rd.
Collector

Hammock Rd.
Collector

I-16
Freeway

Jack Vaughn Rd.
Collector

Jeffersonville Rd.
Collector

Liberty Hill Rd.
Collector

Lucy Chapel Rd.
Collector

Marion-Ripley Rd.
Collector

Myricks Mill Rd.
Collector

New Haven Church Rd.
Collector

Prospect Church Rd.
Collector

Ridge Rd.
Collector

Riggins Mill Rd.
Collector

Scoda Rd.
Collector

US 129 / Ga. 23 / Ga. 87
Arterial

US 80 / Ga. 19
Arterial

William Waters Rd.
Collector


18.8.2

All other streets with right-of-ways greater than 20 feet are 


classified as minor streets;


18.8.3

All other streets with right-of-ways less than 20 feet are 


classified as alleys.

SECTION 18.9.
   Race Tracks.


This section shall apply to all race tracks whether for automobiles, motorcycles, ATVs, bicycles, horses, dogs, or any other form of racing. The following standards shall be met for all race tracks:

18.9.1.  The property on which the race track is located shall be fifty (50) acres in size and located on an arterial street.

18.9.2.  The property line of the property on which a race track is located shall not be closer than twenty-five hundred (2,500) feet from a residential structure, school, church, or cemetery.  If "mudbogging" is conducted on the property, the distance shall be five thousand (5,000) feet.

18.9.3.  Restroom facilities shall be provided; said restroom facilities shall be approved by the Twiggs County Health department.

18.9.4. Acceleration and deceleration lanes of two hundred (200) feet in 

length shall be provided, as well, as a two hundred (200) foot lane designated for left turns into the property.

SECTION 18.10.
Cemeteries.

When allowed as a permitted or conditional use, cemeteries shall meet the following requirements:


18.10.1.
The site proposed for a cemetery shall not interfere with the 


development of a system of collector and larger streets in the vicinity of 


such site.  In addition, such site shall have direct access to an arterial or 


collector street.

18.10.2. Any new cemetery shall be located on a site containing not less 



than ten (10) acres as required by O.C.G.A. § 10-14-10(a), 
except as 



otherwise provided herein.


18.10.3.
All structures shall be not closer than twenty-five (25) feet to 


any property line.


18.10.4.
All graves or burial plots shall be not closer than twenty-five (25) 


feet to any property or street right-of-way line and not closer than fifty 


(50) feet to any collector or arterial street or freeway right-of-way line.


18.10.5.
The entire cemetery property shall be landscaped and 


maintained.

18.10.6.   These regulations and standards shall not apply to the 


following:



18.10.6.1.
Governmentally owned cemeteries;



18.10.6.2.
Fraternal cemeteries;

18.10.6.3. Cemeteries owned and operated by churches, 

synagogues, or communities; or

18.10.6.4.
Family burial plots.

SECTION 18.11.
Inoperable Vehicles.

Inoperable vehicles lacking a valid license plate and/or current registration shall not be allowed to be located on any lot containing any dwelling, group home, modular home, mobile home or manufactured home within a R-1 Single Family or R-2 Multi-family District.

SECTION 18.12.
Two Dwellings on a Single Lot.



Two dwellings (single family, modular home or manufactured home) may be located on the same lot provided the following standards are met:



18.12.1.
The lot containing two dwellings shall be at least twice the 



minimum lot size for the district in which each are located;

18.12.2. The two dwellings shall be separated by a minimum distance of 



forty (40) feet;



18.12.3.
All other setback requirements for the district where the 



dwellings are located shall be met; and



18.12.4.
The lot on which the two dwellings are to be placed must be 



able to be subdivided into two conforming lots.

SECTION 18.13.
Approval by Georgia Department of Transportation.

Site plans for use of land located on a State Road or Highway or a Street or Highway under the control of the Georgia Department of Transportation which shall require a curb cut shall be submitted to said department for review and approval.  No zoning permit shall be issued for a use of land requiring curb cut approval that is located on a State Road or Highway or a Street under the control of the Georgia Department of Transportation without first having the approval of said department.

SECTION 18.14.
Developments of Regional Impact Review.    


Any development application which exceeds the applicable threshold criteria for Developments of Regional Impact (DRI) shall be submitted to the Middle Georgia Regional Development Center (MGRDC) for review.  The Zoning Enforcement Officer shall submit a completed DRI Review form and two complete copies of the application to the MGRDC.  No local approval of a DRI shall be granted prior to completion of the required regional review.

SECTION 18.15.
Performance Standards for Environmentally Sensitive Uses or Activities.

18.15.1. All permits required by the Environmental Protection Division of 

the Georgia Department of Natural Resources shall be obtained before the use or activity commences.

18.15.2. No environmentally sensitive use or activity required to use 

these performance standards shall be located within an area that has been designated as a “most significant groundwater recharge area” on the GROUND-WATER POLLUTION SUSCEPTIBILITY MAP OF GEORGIA, Hydrologic Atlas 20.

18.15.3. Uses or activities governed by this Section shall be fifteen 

hundred (1,500)  feet from a residence or school.

18.15.4. All onsite streams, creeks or other waterways shall be protected 

by a fifty (50) foot undisturbed vegetative buffer.

18.15.5. Any use having to do with solid waste or sludge shall not be 


located within five thousand (5,000) feet to an approach surface to 


an airport.

18.15.6. An insurance policy in an amount to be determined by the 

Board of Commissioners shall be maintained annually to cover the costs of any cleanup activities that need to be taken as a result of damage to neighboring properties.  Proof of insurance shall be provided to the Zoning Enforcement Officer on the anniversary date of the issued permit.  Failure to provide this proof by the anniversary date shall automatically revoke the permit.  The Applicant may request reinstatement of the permit by following the procedure initially used in obtaining the original permit.

CHAPTER 19

NON-CONFORMING USES AND BUILDING STRUCTURE

SECTION 19.1. General Provisions.

Except as provided for in Section 19.2, any structure or use of land 

existing at the time of enactment or subsequent amendment of this Land 

Development Ordinance, but not in conformity with its use provisions, or other 

restrictions imposed by this Ordinance, may be continued with the following 

limitations: 

19.1.1.
A non-conforming use may not be changed to another non-

conforming Use.

19.1.2.
A non-conforming use may not be reestablished after 

discontinuance of that use for one (1) continuous year.

19.1.3.
A non-conforming use or structure may not be enlarged beyond 

its size at the time the use or structure becomes non-conforming.  This 

includes, but is not limited to, the size of the building, the number of 

employees, hours of operation during the day or night, the use of 

additional land, and additional or more powerful equipment.

19.1.4.
A non-conforming structure may not be rebuilt, altered, repaired 

or replaced after incurring damages exceeding seventy-five percent 

(75%) of the fair market value of the structure at the time immediately 

preceding such damage occurring.  A non-conforming manufactured or 

mobile home may not be replaced after it is removed from the property.

SECTION 19.2.
Alteration of Non-Conforming Use or Structure Approved 

by the Board of Commissioners.

The Board of Commissioners may grant the change, reestablishment or 

enlargement of a non-conforming use or the enlargement, rebuilding, alteration, 

repair or replacement of a non-conforming structure upon the following findings:


19.2.1.
The change, reestablishment, enlargement, rebuilding, alteration, repair or replacement would be no more detrimental to the surrounding area than the existing or previous use;

19.2.2.
 The structure cannot be economically modified so as to be 

suitable for use in the district;

19.2.3.
 The structure would have to be removed to permit development 

for conforming use;

19.2.4.
The structure has such value that removal to permit development 

for a conforming use would cause excessive economic hardship to the 

owner;

19.2.5.
The proposed change, reestablishment, enlargement, rebuilding, 

alteration, replacement or repair would not cause substantial detriment to 

the public good or impair the purposes and intent of this Land 

Development Ordinance; and

SECTION 19.3.  Applications for Alteration of Non-Conforming Use or Structure.

Applications submitted to the Board of Commissioners requesting the change, reestablishment, enlargement, rebuilding, alteration, repair or replacement of a non-conforming use structure shall be processed in accordance with Section 24.2. and include the following information:

19.3.1.  The applicant shall bear the burden of providing evidence to the 

Board of Commissioners that the use or structure is legally non-

conforming.

19.3.2.  The applicant shall submit a plat or an accurate site plan, 

showing the dimensions of the lot, size and location of all structures and 

their distance from all property lines, the names of all streets which the 

property abuts, and parking spaces.

19.3.3.   If the request is for a commercial use or structure, a written 

description shall include hours of operation, number of employees, 

equipment used, products made or sold, type of signs, and other 

information as requested by the Board of Commissioners necessary to 

reach a decision.

19.3.4.   The applicant shall provide evidence to the Board of 

Commissioners on how the proposed change, reestablishment, 

enlargement, rebuilding, alteration, repair or replacement will comply with 

the current zoning, health and building requirements.

SECTION 19.4.  Right of Board of Commissioners to Impose Conditions.

If the requested change, reestablishment, enlargement, rebuilding, 

alteration, repair or replacement is approved, the Board of Commissioners may 

place conditions on the approval to ensure protection of the surrounding area.  

The applicant is responsible for conformance with these conditions.

CHAPTER 20

       SIGN REGULATIONS
SECTION 20.1.  General.



All signs located within the unincorporated areas of Twiggs County shall be constructed, erected, and maintained in accordance with the provisions of this section. These regulations are not intended to regulate the content of any sign. 

SECTION 20.2.  Construction and Maintenance.

All signs must be constructed of durable materials in a structurally safe manner; be maintained in good condition and appearance; be compatible in appearance and aesthetics to other signs in the general area; and must not be allowed to become deteriorated or dilapidated.

SECTION 20.3.  Supplemental Definitions.

20.3.1. Billboard:  Any sign greater than three hundred-eighty-four (384)

square feet and no larger than six hundred - seventy - two (672) square 


feet.

20.3.2.  Construction sign:  Any temporary sign located on premises


under 
construction, alteration, or demolition.
 

20.3.3.  Flag: Any fabric, banner, or bunting used to symbolize


government, political subdivision, or other legalized entity.


20.3.4.  Freestanding sign:  Any sign that is supported by an independent 


structure placed on, or anchored in, the ground and not attached to any 


building or secondary structure.


20.3.5.  Institutional sign:  Any sign which is located on property 


containing a nonprofit corporation or establishment, church or other place 


of worship, educational facility, civic club or association, golf, swimming, 


tennis or similar club or recreation area, and which is located on the 


same parcel as the activity identified. 


20.3.6.  Multifamily identification sign:  Any sign which is located on



property containing a multifamily development.


20.3.7.  Political sign:  Any temporary sign located on private property


during the period from sixty (60) days before to thirty (30) days after any 


public election.  


20.3.8.  Portable sign:  Any sign, which because of its design or 


construction was originally intended to be transportable (moveable).

For the purpose of these regulations, a portable sign shall be considered   a freestanding sign.


20.3.9.  Projection/canopy sign:  Any sign affixed to a building, wall or 


canopy in such a manner that its leading edge is extended more than 


twenty-four (24) inches beyond the surface of the building or wall.


20.3.10. Reader board:  Any sign or portion thereof with characters, 
letters, or Illustrations that can be mechanically or electronically changed 


or rearranged without altering the face of the surface.


20.3.11. Real estate sign:  A temporary sign located on property for sale, 


lease or rental.


20.3.12. Residential subdivision identification sign:  Any sign located on 


private property and at the entrance to a residential subdivision.


20.3.13. Roof sign:  Any sign erected and constructed wholly on and over 


the roof of a building supported by roof structure and extending vertically 


above the highest portion of the roof.


20.3.14. Shopping Center Identification Sign:  Any freestanding sign 


located at the entrance of property containing a shopping center; which 


may contain up to ten (10)separate signs located on a freestanding 


structure, the sum of which shall be no larger than three hundred-eighty-four (384) square feet in size.


20.3.15.  Sign:  Any identification, description, illustration, object or 


device, illuminated or non-illuminated, which is visible from any public 


place or is located on private property and exposed to the public and 


which directs attention to a product, service, place, activity, person, 


message, institution, business or solicitation, including any permanently 


installed or situated merchandise; or any emblem, painting, banner, 


pennant placard or temporary sign designed to advertise, identify or 


convey information, 
with the exception of window displays and national 


flags.


20.3.16.  Sign area:  The smallest square, rectangle, triangle, circle or 


combination thereof encompassing the entire advertising area, excluding 


architectural trim and structural support.


20.3.17.  Sign structure:  Any structure which supports, has supports, has 


supported or is capable of supporting a sign, including decorative cover.


20.3.18.  Temporary  sign:  Any sign that by its design and construction 


or is intended to be used only temporarily and is not permanently 


mounted or anchored.


20.3.19.  Wall sign:  Any sign painted on, erected within twenty-four (24) 


inches and parallel to the exterior wall of any building or structure.

SECTION 20.4.
  Prohibited Signs.

20.4.1.  No sign shall be constructed, erected, or maintained that use the 


words, "Stop," "Emergency," or "Danger," or uses emergency colors of 


red, blue, or amber, in such a manner as to imply danger or emergency, 


or which is a copy or imitation of an official traffic control sign.


20.4.2.  Roof signs, except on the facings of roofs when no other space 


is available for the mounting of signs.  Supports for roof signs shall be 


attached to the structural supports of the roof, and shall not project above 


the ridge line of the roof.



20.4.3.  Signs which advertise an activity that is illegal under Georgia or 



federal law or regulations in effect at the location of such signs or activity.

20.4.4. Signs that obstruct the sight distance along a public right-of way.


20.4.5.  Signs that could be confused with or obstruct the view of traffic 


signs or signals, or to be confused with a flashing light of an emergency 


vehicle.

SECTION 20.5.   Signs In The Public Right-of-Way.


No sign, including an overhang, shall be allowed within the public right-


of-way, except as provided for under Georgia Law.

SECTION 20.6.  Signs as Permitted Uses.


20.6.1.  Residential Districts:   Within the R-AG, R-1, R-2, and R-MH 


Residential Districts, the following signs are permitted:


20.6.1.1.  One (1) sign attached to a dwelling not exceeding two 


(2) square feet, not to exceed one (1) sign per lot.



20.6.1.2.  One (1) multifamily identification sign, which  may be 



free standing and not exceed eight (8) square feet in size and 



located twenty feet from all property lines.



20.6.1.3.  Institutional signs, not to exceed one (1) sign per lot and 



no larger than thirty-two (32) square feet in size.


20.6.2.  Neighborhood Service Commercial District (C-1): The following 


signs are permitted in a C-1 district:




20.6.2.1.
Freestanding, projection/wall or reader board signs 




where the aggregate square footage does not to exceed two (2) 




square feet for each lineal foot of lot frontage. 




20.6.2.2.
Freestanding, projection/canopy, wall, or reader board 




signs allowed under Section 20.6.2.1. above shall met the 




requirements of Sections 20.9, 20.10, 20.11 and 20.12 and be no 




greater than three hundred-eighty-four (384) square feet in size.




20.6.2.3.
One (1) sign not to exceed eight (8) square feet and not 




to exceed two and one half (2.5) feet in height when located at the 




entrance and exit driveways of the property. These signs shall not 




be considered freestanding signs.


20.6.3.  General Commercial District (C-2), and General Industrial 


District (I-G):  


The following signs are permitted in C-2 and I-G Districts:




20.6.3.1.  Freestanding, projection/wall or reader board signs 




where the aggregate square footage does not to exceed two (2) 




square feet for each lineal foot of lot frontage. 




20.6.3.2.
Freestanding, projection/canopy, wall, or reader board 




signs allowed under Section 20.6.3.1. above shall met the 




requirements of Sections 20.9, 20.10, 20.11 and 20.12 and be no 




greater than three hundred-eighty-four (384) square feet in size.



20.6.3.3.  Shopping center identification sign.




20.6.3.4.
One (1) sign not to exceed eight (8) square feet and not 




to exceed two and one half (2.5) feet in height when located at the 




entrance and exit driveways of the property. These signs shall not 




be considered freestanding signs.

SECTION 20.7.  Signs as Conditional Uses.

20.7.1.  Agricultural Residential District (R-AG):  Within the 


Agricultural Residential District ( R- AG ) the following signs are allowed 


as conditional uses:



20.7.1.1.  Freestanding, projection/canopy, wall, or reader board 



signs located on property having a retail or service trade 



establishment as allowed in Sections 5.2.3, 5.2.7, 5.2.16, 5.3.1, 



and 5.3.11. The aggregate area for all signs shall not exceed two 



(2) square feet for each linear foot of  building frontage with the 


maximum size of an individual  sign  not to exceed three hundred-eighty-four (384) square feet in size. 



20.7.1.2.  One (1) sign not to exceed four (4) square feet and not 



to exceed two and one half (2.5) feet in  height when located at 



the entrance and exit driveways of the property for those uses 



allowed to have signs in Sections 5.2.3, 5.2.7, 5.2.16, 5.3.1 and 



5.3.11.  


20.7.2.   Agricultural Residential District (R-AG), Neighborhood Service Commercial District (C-1), General Commercial District (C-2) and General Industrial              

           District (I-G):  


Billboards may be allowed in R-AG, C-1, C-2 and I-G districts by the Board of Commissioners provided such sign is located on a freeway, arterial or collector street or highway and that the requirements of this Chapter are met. A billboard may be allowed in addition to the maximum aggregate square footage allowed.

20.7.3. Planned Development Districts:  


Within a Planned Development District the following signs are allowed as 


conditional uses:



20.7.3.1.  Residential uses shall meet the requirements of Section 



20.6.1 and 20.7.1.

20.7.3.2. Commercial uses shall meet the requirements of

                      Section 20.6.2 and 20.6.3.



20.7.3.3.  Industrial uses shall meet the requirements of Section 



20.6.3. 



20.7.3.4.  A signage plan shall accompany the application for 



rezoning showing all sign structures, and the size and height of 



each structure.  

SECTION 20.8.   Special Requirements for Billboards.


20.8.1.   All billboards shall be a conditional use in those districts 


allowing billboards. The Board of Commissioners, in determining whether 


to allow a billboard as a conditional use, shall be guided by the following 


criteria: 




20.8.1.1.  Whether the size of the site and the size and height of 




the sign are suitable, considering the relationship of the proposed 




sign to adjacent parcels of land and development patterns in the 




area;


        
20.8.1.2. The impact which the proposed sign may have on the 



view of significant features of the landscape as seen by motorists 



and adjacent property owners; the proposed location and setback 



of the sign on the site, and is aesthetic impact on surrounding 



properties;


        
20.8.1.3.  The effect the proposed sign will have on traffic and



highway safety;


        
20.8.1.4.  Any accompanying or unique feature of the proposed 



sign, including plans for illumination and landscaping; and


        
20.8.1.5.  Any other factor that is related to the suitability of the 



proposed sign for the proposed site, including any conditions or 



limitations offered by the applicant.

20.8.2.   If a proposed billboard is to be located on a route under the jurisdiction of the Georgia Department of Transportation, then said billboard shall meet the requirements of the Georgia Department of Transportation. A copy of the permit issued by the Georgia Department of Transportation shall be provided to the Zoning Enforcement Officer and placed in the subject permit file.


20.8.3.   Spacing and setback requirements for billboards:



20.8.3.1.  A Billboard shall not be located within one 



thousand (1,000) feet of another billboard. 



20.8.3.2.  Distances, when required by these regulations, 
shall be 



established by a survey performed by a surveyor licensed 

in the 



State of Georgia.  Said survey shall be provided at the time 
an



application is made for the sign.


20.8.4.   Prohibited billboards:  The following  billboards shall be 


prohibited:

20.8.4.1. Double-stacked or side by side signs;

20.8.4.2. Wall, rooftop, or canopy signs;

20.8.4.3. Signs with flashing, intermittent or moving light 



except those giving public service information such as time, date, 



temperature, weather, or other  similar information.

SECTION 20.9.  Special Requirements for Projection/Canopy Signs.

In addition to the requirements for each zoning district where the sign is to be located, the following shall apply to projection/canopy signs: 


20.9.1.   No projection/canopy sign shall be less than ten (10) feet 
above 


the level of a sidewalk or other pedestrian way, nor shall it 
be less than 


sixteen (16) feet above the level of a driveway or other vehicular 


thoroughfare.


20.9.2.   Projecting/canopy signs are not allowed over public property.

SECTION 20.10. Special Requirements for Reader Boards.
In addition to the requirement of each zoning district the following shall apply to reader boards:


20.10.1.  Reader boards may change messages via an electronic 


process.


20.10.2   Reader boards may be attached to the wall of a structure 


provided the requirements of Section 20.11 are met.  

SECTION 20.11.  Special Requirements for Wall Signs.
In addition to the requirements of each zoning district the following shall apply to wall signs:


20.11.1.  The total area of wall signs on the exterior front surface 


of a building shall not exceed twenty-five (25) percent of the front 


surface of the building.


20.11.2.  The total area of wall signs on a side or rear surface of a 


building shall not exceed fifty (50) percent of the exterior side or 


rear surface of the building, respectively.  

SECTION 20.12.  Maximum Height of Sign.


20.12.1.  Billboards.  Maximum height of billboards shall be seventy (70) 


feet for signs located adjacent to I-16, and forty (40) feet for signs located 


on all other streets.


20.12.2.  Construction signs.  Maximum height of construction signs 


shall be two and one half (2.5) feet in all residential districts and twelve 


(12) feet in all other districts.


20.12.3.  Institutional signs.  Maximum height of institutional signs shall 


be twelve (12) feet in all districts.


20.12.4.  Multifamily identification signs.  Maximum height of 


multifamily identification signs shall be five (5) feet.


20.12.5.  Real estate signs.  Maximum height of real estate signs shall 


be two and one half (2.5) feet in all residential districts and twelve (12) 


feet in all other districts.


20.12.6.  Residential subdivision identification sign.  Maximum height 


of residential subdivision identification sign shall be five (5) feet.


20.12.7.  Shopping center identification signs.  Maximum height of 


shopping center identification signs shall be thirty-five (35) feet.

20.12.8. Any freestanding sign except for billboards, located within one 

thousand (1,000) linear feet of an interstate interchange may be no greater than 
one hundred (100) feet in height.


20.12.9.  All other free standing signs.  Maximum height of all other 


freestanding signs, unless specifically stated elsewhere in these 


regulations, shall be two and one half (2.5) feet in all residential districts, 


and thirty-five (35) feet in all other districts.

SECTION 20.13.  Special Requirements for Illuminated Sign.

20.13.1.   All signs shall conform to electrical code adopted by


Twiggs County.


20.13.2.    Illumination devices shall be placed and shielded to 


prevent light from being cast directly into residential districts, or 


hindering the operation of motor vehicles.

SECTION 20.14.  Signs Allowed Without Zoning Permit.


The following signs shall be allowed without a zoning permit:


20.14.1.   Signs permitted under Section 20.6.1.1.


20.14.2.
 Real estate signs not to exceed four (4) square feet in 


Residential Districts and thirty-two (32) square feet in all other districts.


20.14.3.
 Political signs.


20.14.4.
 Residential subdivision identification signs.


20.14.5.
 Construction signs not to exceed four (4) square feet in R-1 


and R-2 districts and thirty (32) square feet in all other districts.


20.14.6.
Flags in any district.

SECTION 20.15. Maintenance and Removal of Signs.


20.15.1.
Any sign (except billboards) which is located on 
property which 


becomes vacant and unoccupied for a continuous period of twelve (12)  


months or more, or any sign which pertains to an event or purpose 


which 
no longer applies, shall be deemed have been abandoned.  Such 


sign shall be taken down and removed within thirty (30) days of the 


receipt of notice by the Zoning Enforcement Officer to the owner, agent 


of person having a beneficial use if the building, structure or land 
upon 


which such sign is  located.  The Board of Commissioners 
may extend 


said twelve (12) month period.



20.15.2.  Signs existing on the effective date of this Ordinance 

may 



continue in existence so long as they are properly maintained and kept 



in good repair.  In any case any sign is not so maintained, the Zoning 



Enforcement Officer shall give written notice to the person, firm or 



corporation responsible for the sign to correct the specified maintenance 



problems.  If the  designated corrective action is not taken within thirty 



(30) days for the mailing of such notice, the Zoning Enforcement Officer 



shall order the responsible firm or corporation to remove the sign.


20.15.3.  Any legally established nonconforming sign or sign structures 


shall be permitted without alteration in size or location. Nothing herein 


shall prevent maintenance, repairing, or posting of legally established 


nonconforming signs.

CHAPTER 21

PROCEDURES FOR SUBDIVISION PLAT APPROVAL

SECTION 21.1.   Platting Authority.

The Twiggs County Board of Commissioners shall be the official platting authority. As the official platting authority, the Twiggs County Board of Commissioners hereby delegates to the Zoning Enforcement Officer the power to approve or deny all preliminary and final plats in accordance with the standards set out in this Ordinance. 

21.1.1. General Application.  Any person proposing to subdivide land within the unincorporated area of Twiggs County, Georgia shall submit to the Zoning Enforcement Officer plats of the proposed subdivision which shall conform to all the requirements set forth in these regulations.

21.1.2. Preliminary Plat Approval Required Prior to Construction.  No subdivider shall proceed with any construction work on a proposed subdivision before obtaining Preliminary Plat Approval from the Zoning Enforcement Officer, as certified thereon.

21.1.3. Recording of Final Plat Required Prior to Sale of Lot.  No subdivider shall sell any lot in a proposed subdivision by reference to or exhibition of or by any other use of a plat of such subdivision, until such plat has been given final approval by the Zoning Enforcement Officer, as certified thereon, and recorded in the Office of the Clerk of the Superior Court of Twiggs County.

21.1.4.  Legal Status of Public Street Required.  No land dedicated as a public street shall be accepted, opened, or improved, nor shall any utilities or other facilities be installed therein, unless such street shall have been accepted or opened as, or otherwise shall have received the legal status of, a public street prior to the adoption of these regulations, or unless such street corresponds in its location and lines with a street shown on a plat approved by the Zoning Enforcement Officer. 

21.1.5. Access to Public Street Required. No zoning permit shall be issued for and no building or other structure shall be erected on any lot within the unincorporated area of Twiggs County, Georgia, unless such lot has access to a street which shall have been accepted or opened as, or otherwise shall have received the legal status of, a public street; provided; however, that private streets and other private access ways may be approved under the terms of these rules and regulations in PUD 

developments, condominium projects, apartment projects, townhouses, commercial developments, shopping centers, or other similar developments and under Section 22.7.18 of this Ordinance.

SECTION 21.2.  Pre-Application Review.

Whenever the subdivision of a tract of land is proposed, the subdivider may, at his discretion, consult early and informally with the Zoning Enforcement Officer for advice and assistance.  The subdivider may submit sketch plans and data showing existing conditions within the site and in its vicinity and the proposed layout and development of the subdivision.  If the tract of land is not to be initially subdivided in its entirety, the subdivider should provide sketch plans for the entire tract and indicate the proposed unit divisions or staged development boundaries.


No fee shall be charged for the pre-application review, and no formal application shall be required.

SECTION 21.3.  Procedure for Preliminary Plat Approval.

Prior to the cutting or grading of any street or the making of any street improvements or the installation of utilities, the subdivider shall submit to the Zoning Enforcement Officer a Preliminary Plat of the proposed subdivision in accordance with the following procedure:

21.3.1. Application for Preliminary Plat Approval.  Following any pre-

application review of the proposed subdivision, the subdivider shall submit to the Zoning Enforcement Officer, a letter requesting review and approval of a preliminary plat and three (3) copies of the preliminary plat and other documents, as specified in Section 21.4 herein.  The Zoning Enforcement Officer shall then distribute to the County Health Department one (1) copy each of the preliminary plat and maintain one (1) copy for his file.

21.3.2.  Review of Preliminary Plat.  The Zoning Enforcement Officer shall check the plat for conformance to the rules and regulations set forth 

in this document and review storm runoff plans for the subdivision .  The County Health Department shall review the proposed method of sewage 

disposal and water supply for the subdivision and express its written approval, disapproval, or approval subject to listed modifications to the Zoning Enforcement Officer.  Failure of the County Health Department to notify the Zoning Enforcement Officer of its findings within thirty (30) days following submission of the preliminary plat, without due cause, shall be deemed to be approval of the proposed subdivision by the County Health Department.

21.3.3.  Preliminary Approval.  Following review of the preliminary plat and other related material, the Zoning Enforcement Officer may issue a Certificate of Preliminary Approval noting the conditions of such approval on three (3) copies of the preliminary plat with one (1) copy being returned to the subdivider, one (1) copy to the County Health Department, and one (1) copy to be added to the records of the Zoning Enforcement Officer.  Approval of a preliminary plat does not constitute approval of a Final Plat.  It indicates only approval of the layout as a guide to the preparation of the Final Plat.

21.3.5.  Expiration of Time.  Preliminary approval shall expire and be of no further effect twelve (12) months from the date of the preliminary approval unless the time is extended by the Zoning Enforcement Officer.

21.3.6.  Disapproval. The Zoning Enforcement Officer may find reasons detrimental to the public safety, health, and general welfare, or in conflict with adopted plans of the Board of Commissioners, which will require the disapproval of the preliminary plat.  A statement of the reasons for disapproval shall be made on three (3) copies of the preliminary plat with one (1) copy being returned to the subdivider, one (1) copy to the County Health Department, and one (1) copy being added to the records of the Zoning Enforcement Officer.  The applicant may re-apply for preliminary plat approval in accordance with Section 21.3.1 herein.

SECTION 21.4.  Preliminary Plat Specifications.
21.4.1. Scale. The preliminary plat shall be clearly and legibly drawn at a 

scale not smaller than one hundred (100) feet to one (1) inch.

21.4.2.  Sheet Size. The preliminary plat shall be drawn in ink on suitable permanent reproducible material, on sheets eighteen (18) inches by twenty-four (24) inches.  If the complete plat cannot be shown on one sheet, it may be shown in sections on more than one sheet with an index map drawn at a reduced scale.

21.4.3. Ground Elevations. The preliminary plat shall show ground elevations, based on the datum plane of the U. S. Coast and Geodetic Survey, with a contour interval of five (5) feet (or less if determined necessary by the Zoning Enforcement Officer).

21.4.4.  Existing Conditions To be Provided on Preliminary Plat:
21.4.4.1.   Title ("Preliminary Plat"), numerical scale, graphic scale, north arrow, indicating both magnetic and true north, date, inscription stating "Not for Final Recording."

21.4.4.2.  A vicinity map showing the location of the tract with approximate distances to obvious geographical locations.

21.4.4.3.
Present tract designation according to official records, 

title under which proposed subdivision is to be recorded with 

names and addresses of owners and any mortgagor or holder of  

an encumbrance on the property to be subdivided, name and 

address of subdivision designer, notation stating acreage to be 

subdivided, bench marks, certification of registered land surveyor, 

date of survey.

21.4.4.4.  Zoning district classification of the proposed subdivision and of adjoining properties.

21.4.4.5.  Deed record names and addresses of adjoining property owners of subdivisions.

21.4.4.6. Other conditions on adjacent land -- character and location of buildings, railroads, power lines, towers, and other nearby nonresidential land uses or adverse influences.

21.4.4.7. Boundary lines, bearings and distances; a legal description of the tract proposed to be subdivided according to the records in the Office of the Clerk of Superior Court of Twiggs County. The legal description may be submitted as a separate document if desired.

21.4.4.8.    Existing easements--location, width, and purpose.

21.4.4.9.   Existing streets on and adjacent to the tract--name, right-of-way width; roadway width.

21.4.4.10.  Utilities on and adjacent to the tract-- location, size, and invert elevation of sanitary and storm sewers, location and size of water mains; location of gas lines, fire hydrants, electric and telephone poles; if water mains and sewers are not on or adjacent to the street, indicate the direction and distance to and size of nearest ones, showing invert elevation of sewers (if use of public sewers is proposed).

21.4.4.11.  A site evaluation and soil analysis shall be performed for each lot in a proposed subdivision where the subdivision is not to be served by a public sewer system.  Other subsurface and soil conditions studies of the tract may be specified by the County Health Department. 

21.4.4.12.  Other conditions on the tract--wooded areas, tree masses, major rock outcroppings, houses, barns, shacks, all water courses, marshes, swamps, and land subject to flood as determined from past history of flooding, the 100-year flood plain as identified by the Flood Insurance Rate Maps, and other significant features.

21.4.4.13.   In case of re-subdivision, a copy of existing plat with proposed changes superimposed thereon.


21.4.5.
     Proposed Conditions to be Provided on Preliminary Plat:

21.4.5.1. Layout of streets showing right-of-way and roadway widths, road names or designations.

21.4.5.2. Other rights-of-way or easements; locations, width, purpose, and ownership.

21.4.5.3.  Layout of all lots, including minimum building setback lines, approximate lot dimensions, utility easements with width and use on all lots, lot numbers and block numbers, and a listing of lot areas (which may be submitted as separate document).

21.4.5.4. Location, dimensions and elevation of the one hundred 

(100) year flood plain is identified on the Flood Insurance Rate Map.

21.4.5.5.  Designation of all land to be reserved or dedicated for public use, together with their purpose and limitations or conditions of such reservations or dedications, if any.

21.4.5.6. Draft of proposed deed restrictions or protective covenants (if any) to be imposed.

21.4.5.7. Sites, if any, for multiple family dwellings, shopping centers, churches, industry or other nonpublic uses exclusive of single-family dwellings.


21.4.6.  Certificate of Preliminary Approval.  A Certificate of 


Preliminary approval of the preliminary plat by the Zoning Enforcement 


Officer shall be inscribed on the plat as follows:

In that all the requirements of Preliminary Approval have been fulfilled (and with consideration to any conditions noted below), this subdivision plat was given Preliminary Approval on ____________________, _____.  The Preliminary Approval does not constitute approval of the Final Plat.  This Certificate of Preliminary Approval shall expire and be null and void on ____________________, ____.
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NOT FOR FINAL RECORDING

21.4.7.  Installation of Site Improvements.  After receiving a Certificate of Preliminary Approval, the subdivider may then proceed to grade the streets and install all improvements required under this Ordinance and any other applicable regulations of the county, subject to meeting the requirements of the County Ordinance Providing for Minimum Design and Construction Standards for Subdivision.  In lieu of the completion of all improvements prior to submission of the Final Plat, the subdivider may post a performance bond with the county in an amount equal to the cost of providing such improvements, providing for and assuring to the Board of Commissioners the actual construction and installation of such improvements within the period of time specified by the Board of Commissioners and stated in the bond.

SECTION 21.5.








Final Plat Procedure.
          After completion of the physical development of the subdivision or the posting of a performance bond to guarantee the same, the subdivider shall submit to the Zoning Enforcement Officer a Final Plat in accordance to the following procedure:

21.5.1.  Application for Final Plat Approval.  Within twelve (12) months (or within such additional time as may be granted by the Zoning Enforcement Officer) after approval of the preliminary plat, the subdivider may submit to the Zoning Enforcement Officer a letter requesting review and approval of the Final Plat, an original tracing drawn on suitable reproducible material and three (3) printed copies of the Final Plat, and other documents as specified in Section 21.6 herein.

The Zoning Enforcement Officer shall distribute to the County Health Department one (1) copy of the Final Plat and maintain one (1) copy for his file.

21.5.2.  Review of the Final Plat.  The Zoning Enforcement Officer shall check the plat for conformance with the tentatively approved preliminary plat, and with regulations of this Ordinance.  The County Health Department shall review the Final Plat and transmit its written approval, disapproval, or approval subject to certain indicated conditions to the Zoning Enforcement Officer.

21.5.3.  Zoning Enforcement Officer Approval.  The Zoning Enforcement Officer may give final approval provided the Final Plat is the same as that granted preliminary approval and that all conditions specified by the Zoning Enforcement Officer and specified herein have been met; and shall sign a Certificate of Approval on all plats.  Recording of the Final Plat shall be done in accordance with Section 21.7 herein.

21.5.4.  Zoning Enforcement Officer Disapproval. The Zoning Enforcement Officer may find the Final Plat in conflict with the tentatively approved preliminary plat or with this Ordinance requiring the disapproval of the Final Plat.  A statement of the reasons for disapproval shall be placed on three (3) prints of the Final Plat with one (1) copy being returned to the subdivider, one (1) copy to the County Health Department, and one (1) copy being added to the records of his office.  

No certificate of approval shall be given.  The original Plat and the additional copies shall be returned to the subdivider.  The Final Plat may be resubmitted as a new application for Final Plat approval after the corrections noted by the Zoning Enforcement Officer are made.

SECTION 21.6.  Final Plat Specifications.
21.6.1.  Conformance with the Preliminary Plat.  The Final Plat shall conform to the conditions of the tentatively approved preliminary plat.

21.6.2.  Original Tracing Specifications.  The Final Plat shall be clearly and legibly drawn on suitable permanent reproducible material.  The scale shall be one hundred (100) feet to the inch on sheets eighteen (18) inches by twenty-four (24) inches.  If the complete plat cannot be shown on one sheet of this size, it may be shown in sections on more than one (1) sheet with an index map at a reduced scale.

21.6.3. Additional Specifications.  The Final Plat shall contain the following information:


21.6.3.1.  Primary control points and bench marks with necessary descriptions and locations of such control points, including all dimensions, angles, bearings, and similar data necessary for proper location.

21.6.3.2. Tract boundary lines, rights-of-way lines of streets, easements, and property lines of residential lots and other sites with sufficient data to determine readily and to reproduce on the ground the location, bearing, and length of every street line, lot line, boundary line, and building line, whether curved or straight.  This shall include, but not be limited to, the radius; length of arc; internal angles, and bearing of the tangents and tangent distances for the center line of curved streets and curved property lines that are not the boundary of curved streets.  All dimensions shall be 

given to the nearest one-hundredth (1/100) of a foot, and all angles shall be given to the nearest minute.

21.6.3.3.  Name and right-of-way width of each street or other right-of-way.

21.6.3.4.   Location, dimensions, and purpose of any easements and the one hundred (100) year flood plain if identified on the Flood Insurance Rate Map.

21.6.3.5.   Number or letter to identify each lot and block.

21.6.3.6.   Purpose of which sites, other than residential lots are dedicated or reserved.

21.6.3.7. Minimum building setback lines on all lots and other 

sites.

21.6.3.8.   Location and description of monuments and markers.

21.6.3.9.   Names of record owners of adjoining unplatted land.

21.6.3.10. Reference to recorded subdivision plats of adjoining platted land by record, name, date, and number.

21.6.3.11. Title, numerical scale, graphic scale, north arrow, and date.

21.6.3.12. Location map showing site in relation to obvious geographical localities.

21.6.3.13. A complete listing of the deviations from the conditionally approved preliminary plat made by the subdivider.

21.6.3.14. Certification by the County Administrator/Clerk that the 

developer has complied with one of the following alternatives:

21.6.3.14.1.  "All improvements have been installed in accordance with the requirements of the Ordinance Providing for Minimum Design and Construction Standards for Subdivisions and other applicable regulations, " or

21.6.3.14.2.  "A Performance Bond has been approved and accepted by the county in sufficient amount to assure the completion of all required improvements in accord with the requirements of the Ordinance Providing for Minimum Design and Construction Standards for Subdivisions and other applicable regulations."

21.6.3.15.   Protective covenants or deed restrictions, if any, shall be placed directly on the final plat or attached thereto in form for recording.

21.6.3.16.   Notation of the necessary certifications shall be placed on the Final Plat as specified below in Sections 21.6.4 through 21.6.7.

21.6.4.   Surveyor's Certification.  A signed certification by a registered land surveyor certifying to the accuracy of the survey and the plat shall be placed on the Final Plat as follows:

"In my opinion this plat is a correct representative of the land platted and has been prepared in conformity with the minimum standards and requirements of law and has been calculated for closure by latitudes and departures and is found to be accurate within one (1) foot in __________________feet."

By___________________________

Registered C.E. No._________________  

Registered Georgia Land Surveyor No.___________________

Date_____________________________


21.6.5.   Owner's Certification.  A signed certification of ownership 

shall be placed on the Final Plat as follows:

           "Owner's Certification:

State of Georgia, County of Twiggs

The undersigned certifies that he/she is the owner of the land shown on this plat and acknowledges this plat and allotment to be his/her free act and deed and dedicates to public use forever all areas shown or indicated on this plat as street, alleys, easements, or parks."

______________________________ 
   _________________________

Owner's Name





























































































































































































Date

21.6.6.   Health Department Certification.  A signed certification of the Twiggs County Health Department shall be placed on the Final Plat as follows:

"I certify that the general lot layout shown on this plat has been approved by the Twiggs County Health Department for ____________________________development___________with ________________________________________________________."

The blanks in the above certification statement shall be completed by the Director of the Health Department, or his representatives, so as to indicate whether approval is based upon the use of individual sewerage systems, individual water supplies, a community sewerage system, a community water supply, or a combination thereof.

21.6.7.   Certification of Approval by the County.  A signed certification of the county shall be placed on the Final Plat as follows:

"I certify that the owner, or his agent, has completed the construction and installation of the streets, drainage, utilities, and other improvements in accordance with the Regulations of Twiggs County, Georgia, and the requirements of this ordinance.

___________________________  Date:_________________

            Zoning Enforcement Officer 

SECTION 21.7.  Recording of Final Plat.


Upon the approval of a Final Plat by the Zoning Enforcement Officer, the owner, or his agent, shall have the Final Plat recorded in the office of the Clerk of the Superior Court prior to the sale of any lot in the subdivision.  The Final Plat shall be a certified reproducible which meets the original Tracing Specifications as provided for in Section 21.6.2.  

CHAPTER 22

GENERAL PRINCIPALS OF SUBDIVISON DESIGN

SECTION 22.1.  Suitability of Land.

Land subject to flooding, improper drainage, and erosion, and any land deemed to be unsuitable for development shall not be platted for any uses as may continue such conditions or increase danger of health, safety, life, or property unless steps are taken to eliminate the above-mentioned hazards.  The applicant is responsible for identifying all areas of the proposed development site that constitute wetlands and for providing appropriate assurances to the Zoning Enforcement Officer that the proposed development activity complies with all applicable requirements of Section 404 of the Clean Water Act.

SECTION 22.2. Access.

22.2.1.  Every subdivision and every lot within shall be served by a publicly-dedicated street, except as herein provided.

22.2.2.  When land is subdivided into larger parcels than ordinary building lot, such parcels shall be arranged and designed so as to allow for the opening of future streets and to provide access to those areas not presently served by streets.

22.2.3.  No subdivision shall be designed so as to completely eliminate street access to adjoining parcels of land.

SECTION 22.3.  Conformance to the Comprehensive Plan.
22.3.1.  All proposed subdivisions shall conform to the Comprehensive Plan and development policies in effect at the time of submission.

22.3.2.  All highways, streets, and other features of the  Comprehensive Plan shall be platted by the subdivider in the location and to the dimension indicated on the Comprehensive Plan.  In subdivisions related to or affecting any state or federally numbered highway, the approval of the State Department of Transportation shall be required by the Zoning Enforcement Officer in accordance with Section 22.13 of this Ordinance.

SECTION 22.4.  Zoning and Other Regulations.

         Whenever there is a discrepancy between minimum standards or dimensions noted herein and those contained in other official regulations or Ordinances, the most restrictive shall apply.

SECTION 22.5.  Modifications.
22.5.1.  Modifications of the provisions set forth in these rules and regulations may be authorized by the Board of Commissioners in specific cases when, in their opinion, undue hardships may result from strict compliance; provided any such determination shall be based fundamentally on the fact that unusual topographic and other exceptional conditions require such modifications, and that the granting of the modifications will not adversely affect the general public or nullify the intent of these regulations; provided further that any such modification granted by the Board of Commissioners shall be made in writing to the subdivider and also made a part of the Board of Commissioner's records and the plat.

22.5.2.  Application for any modifications must be filed in writing with necessary supporting documents with the Board of Commissioners by the subdivider and shall explain in detail the reasons and facts supporting the application.  The application process shall be the same as provided for in Section 23.8.

SECTION 22.6.  Name of Subdivision.
          The name of the subdivision shall not duplicate nor closely approximate the name of an existing subdivision, except in the case where the subdivision is a section or part of a larger contiguous subdivision being developed by the same subdivider in phases, sections, or stages.  In this case the name of the overall subdivision can be used for each phase, stage, or section, but the phase, stage, or section number must also be included as part of the name.

SECTION 22.7.  Streets Design Standards.

22.7.1.  The name of a street shall not duplicate nor closely approximate the name of an existing street.

22.7.2.  The arrangements, character, extent, width, grade, and location of all streets shall conform to the Comprehensive Plan for the county and shall be considered in their relation to existing and planned streets, to topographical conditions, to public convenience and safety, and in their 

appropriate relation to the proposed uses of the land to be served by such streets.

22.7.3.  Where such is not shown in the Comprehensive Plan for the county, the arrangement of streets in a subdivision shall either;

22.7.3.1.  Provide for the continuation or appropriate projection of existing streets in surrounding areas at the same or greater width, but in no case less than the required minimum width.

22.7.3.2. Conform to a plan for a neighborhood approved or adopted by the Board of Commissioners to meet a particular situation where topographical or other conditions made continuance or conformance to existing streets impracticable.

22.7.4.  Minor streets shall be so laid out that their use by through traffic will be discouraged. 

22.7.5.  Where a subdivision contains a dead-end street other than a cul-de-sac, the Zoning Enforcement Officer may require the subdivider to provide a temporary vehicle turn-around within the right-of-way for effective traffic circulation.

22.7.6.  Where a subdivision abuts or contains an existing or proposed major street, the Zoning Enforcement Officer may require marginal access streets, double frontage lots with screen planting contained in a non-access reservation along the rear property lines, deep lots with rear service drives, or such other treatment as may be necessary for adequate protection of residential properties and to afford separation of through and local traffic.

22.7.7. Where a subdivision borders on or contains a railroad right-of-way, or limited access highway right-of-way, the Zoning Enforcement Officer may require a street approximately parallel to and on each side of such right-of-way, at a distance suitable for the appropriate use of the intervening land, as for park purposes in residential districts, or industrial purpose in appropriate districts.  Such distances shall also be determined with due regard for the requirements of approach grades and future grade separations.

22.7.8. Minimum street right-of-way widths shall be as follows:

22.7.8.1.












Freeways and Expressways:


           

       






















































200 feet

22.7.8.2.
   Arterial Streets and Highways:
                 















































100 feet

22.7.8.3.















Collector Streets:
             
     
                       

 

































80 feet

22.7.8.4.
















Minor Streets:




          22.7.8.4.1.  Residential



  
                               




























































60 feet 

22.7.8.4.2.  Commercial and industrial:

                





























70 feet

22.7.8.4.3.  Cul-de-sac and Loop Streets:               















60 feet

22.7.8.4.4.
Cul-de-sacs 

Turn-Around (diameter):                                          







100 feet




        










22.7.8.4.5.  Marginal Access or Frontage Rds:
        













40 feet

22.7.8.4.6. Alleys, Service Drives, or Private Drive 
    22 feet

(excluding Private Roads pursuant to Section 22.7.18.3.)

22.7.9.  A proposed subdivision that includes a platted street that does not conform to the minimum right-of-way requirements of this Ordinance shall provide for the dedication of additional right-of-way along either one or both sides of said street so that the minimum right-of-way required by this Ordinance can be established.  If the proposed subdivision abuts only one side of said street, then a minimum of one-half of the required extra right-of-way shall be dedicated or reserved by such subdivision.

22.7.10. Street intersections shall be as nearly at right angles as possible, and no intersection shall be at an angle less than seventy-five (75) degrees.  Detailed designs of intersections may be required.

22.7.11.  Curb line radius at street intersections shall be at least twenty (20) feet and where the angle of street intersection is less than ninety (90) degrees, the Zoning Enforcement Officer may require a greater radius.

22.7.12. Right-of-way radius at street intersections shall parallel the curb 

line radius.

22.7.13.  Street jogs with center line offsets of less than two hundred (200) feet shall not be permitted.

22.7.14. Cul-de-sac streets shall be designed so that the maximum desirable length shall be six hundred (600) feet and in no case shall exceed eight hundred (800) feet in length, including circular turn-around.

22.7.15.  Alleys or service drives may be required on any lots to be used for multiple-family, commercial, or industrial developments, but shall not be provided in residential blocks except where the subdivider produces evidence satisfactory to the Zoning Enforcement Officer of the need for alleys or service drives.

22.7.16.  Half-Streets shall be prohibited.

22.7.17. Reserve strips controlling access to streets, alleys, or public grounds shall not be permitted unless the need for such reserve strip demonstrated to  and approved by the Board of Commissioners pursuant to the variance procedures of this Ordinance.

22.7.18. Private Roads.  The purpose of this Section is to encourage 

orderly development, to protect against the adverse effects of premature development, and to protect health and safety by encouraging a practical response time for police protection and rescue service.

22.7.18.1.     Number of Lots Permitted.   A maximum of five (5) lots 

shall be served by a private road including lots having frontage on public roads.  A maximum of three (3) lots will be permitted without frontage on a public road.  Flag lots will not be permitted.  Driveways for each lot served by the private road shall be physically located on the private road and will be constructed prior to Final Plat Approval.  Any further subdividing shall require a variance pursuant to Section 23.8 provided that the variance will be submitted to the Twiggs County Board of Commissioners.

22.7.18.2.     Cost Responsibility.  No private roads that have not been 

deeded or dedicated to the County shall be maintained or built by the County.  Maintenance and construction costs of these roads not deeded or dedicated shall be borne solely by the owners affected wit no liability to the County.  This statement shall be placed on each plat of record before recording by the Twiggs County Superior Court Clerk’s Office.  Deeds to transfer title of property shall expressly state that access to the lot is provided by a road that is not county maintained.  A Road Maintenance Agreement shall be required which shall be filed concurrently with the deed.

22.7.18.3.    Private Road Construction.   The Right-of-Way of all 

private roads shall not be less than sixty (60) feet.  The road does not have to be designed in accordance with the Minimum Design and Construction Standards for Subdivisions.  Construction of the private road shall be completed before Final Plat Approval is rendered.

22.7.18.4. Signs.   The subdivider shall incur the cost of installing a 

street name sign and any regulatory signs.  A legal Stop sign shall be placed and continually maintained at the intersection of a private road and a public road.  The private road shall bear a sign indicating that it is a “private” road which may be incorporated into the street name sign.  Costs incurred after the initial installation will be the responsibility of the property owners.

22.7.18.5. Exemptions.   Private Roads shall be exempt from 

Sections 22.2.1 and lots on said road shall be exempt from 22.9.1.

SECTION 22.8.
  Blocks

22.8.1. The lengths, widths, and shapes of blocks shall be determined 

with due regard to:

22.8.1.1. Provisions of adequate building sites suitable to the 

special needs of the type of use contemplated.

22.8.1.2. Zoning requirements as to lot sizes and dimensions unless 

a planned unit development is contemplated.

22.8.1.3. Needs for convenient access, circulation, control, and 

safety of street traffic.

22.8.1.4. Limitations and opportunities of topography.

22.8.2. In general, residential blocks shall not be greater than twelve 

hundred (1,200) feet in length, or less than six hundred (600) feet in length.  In blocks over one thousand (1,000) feet long, the Zoning Enforcement Officer may, when existing or proposed public gathering places so justify, require public crosswalks across the block.

22.8.3. Residential blocks shall be wide enough to provide two tiers of 

lots, except where fronting on expressways and arterials or prevented by topographical conditions or size of the property, in which case the Zoning Enforcement Officer may require and/or approve a single tier of lots.

SECTION 22.9.   Lots.

22.9.1.     Insofar as practical, side lot lines shall be perpendicular or radial 

to street lines.  Each lot shall abut upon a public street, except as herein provided.

22.9.2.














The size, shape, and orientation of every lot shall be subject to 

approval of the Zoning Enforcement Officer for the type of development and use contemplated.  No lot shall be more than six (6) times as deep as it is wide at the building setback line, unless excepted by the Board of Commissioners as provided by Section 22.5 herein.

22.9.3.   Every residential lot shall conform to the minimum dimension 

and area requirements of the District in which the Subdivision is to be located, provided that every lot not served by a public sewer or community sanitary sewage system and/or public water shall meet the dimension and area requirements of the Health Department.

22.9.4.
    Building setback lines shall conform to front, rear, and side yard 

and building setback requirements of the District in which the Subdivision is to be located.

22.9.5.


















Double frontage, unless required by the Zoning Enforcement Officer, shall be prohibited except where essential to provide separation of residential development from traffic arteries or to overcome specific disadvantages of topography, orientation, and property size.  A planting screen reservation of at lest ten (10) feet, and across which there shall be no right of access, may be required along the line of lots abutting such a traffic artery or other disadvantageous use.

22.9.6.

















Corner lots shall, as required in the Zoning Regulations, have 

extra width to permit appropriate building setback from and orientation to both streets.

22.9.7.

















Lot remnants (lots below minimum area or width left over after subdividing tracts
 of land) shall be prohibited.  Such remnant areas shall be added to adjacent lots, rather than remain as unusable parcels.

22.9.8. The subdividing of the land shall be such as to provide each lot 

with direct abutting access to an existing public street or to a street contained within the proposed subdivision.

SECTION 22.10.  Requirements for Flag Lots.

The Zoning Enforcement Officer shall approve, the platting of flag lots for single family residences in Agricultural Residential Districts under the following provisions:


22.10.1.  Flag lot development will not have an adverse impact upon 


neighboring lots.


22.10.2.  Flag lots shall be allowed only under circumstances where 


it would be impractical or unreasonable for normal platting patterns to be 


followed, such as where 
terrain or topography or existing platting patterns 


preclude conventional subdivision development.

22.10.3. Flag lots shall have access to a public right-of-way by a flag 

pole 
with a minimum 30-foot and maximum 60-foot of equal and uniform width 
constructed and maintained to allow for sanitation and emergency 
vehicles.


22.10.4.  The flag pole shall be owned in fee simple.


22.10.5.  The length of the flag pole shall not exceed two and one-half 


(2.5) times the 
average lot width, excluding the flag pole, or twice the 


depth of the lot whichever dimension is the lesser of the two (2); 


however, no flag pole may exceed five hundred (500) feet.  The Board of 


Commissioners may grant a variance to the five hundred (500) maximum 


length required above provided the width of the flag pole is sixty (60) feet.

22.10.6. The flag pole shall be parallel to the closest existing side lot 

line, unless modified by the Zoning Enforcement Officer because of unique topographical or platting conditions.

22.10.7. A flag lot shall not be double-stacked.

22.10.8. All flag lots shall conform to minimum lot width and lot area 


requirements of the zoning district in which it is located, excluding the flag 


pole.


22.10.9.  No more than two adjacent flag lots shall be created, and in no 


instance shall 
flag lots constitute more than ten percent (10%) of the total 


number of lots in a given subdivision.


22.10.10. The flag pole may alter course or direction provided that the 


change in direction will not result in confusing the address on the public 


road with the location of the building site for mail delivery or access by 


emergency vehicles.

SECTION 22.11.  Planned Development Districts.

The general principals of design for a subdivision located in a Planned

 Development District shall be submitted a long with the application for rezoning. The Board of Commissioners may approve said design or modify said design as a condition of rezoning.

SECTION 22.12.  
Minimum Design and Construction Standards for Subdivisions.

 All subdivision improvements shall be constructed in accordance with the Minimum Design and Construction Standards for Subdivisions established by the Twiggs County Board of Commissioners.

SECTION 22.13.   Georgia Department of Transportation Approval.


All subdivisions, both preliminary and final, shall be approved by the Georgia Department of Transportation if said subdivision is located on a State Road or Highway or on any road under control of the Georgia Department of Transportation.  Such approval shall be obtained before completing an application for plat approval.

CHAPTER 23

ADMINISTRATION OF ORDINANCE

SECTION 23.1.  Designation of Administrative Official.


The Zoning Enforcement Officer or his/her duly appointed representative is hereby designated by the Board of Commissioners as the administrative official charged with the authority to administer and enforce this Ordinance.  

SECTION 23.2.  General Policy Goals.

The general policy goals of the Board of Commissioners, Planning Commission and Zoning Enforcement Officer in administering this Ordinance are as follows:

23.2.1.  To keep abreast of the changes in the county and to develop ideas and principals in order to make decisions based on good and up-to-date planning principals;

23.2.2.  To make decisions in accordance with the comprehensive plan or any other relative plan adopted by any public agency;

23.2.3.  To weigh each case on its own merit, and in doing so, attempt to be flexible rather than rigid in making a decision;

23.2.4.  To attempt to centralize commercial development with adequate off-street parking than to allow congested strip development;

23.2.5.  To not spot zone , thereby looking more favorable, on extensions of existing zoning districts rather than creating isolated zoning districts, unless such isolated areas are large enough to warrant the rezoning, and

23.2.6. To encourage traffic circulation within new subdivisions to be designed to connect adjoining subdivisions and to promote safety at intersections.

SECTION 23.3.  Powers And Duties Of The Board Of Commissioners.


The Board of Commissioners shall: 

23.3.1.  Hear and make determinations of unclassified uses as provide in Chapter 16 of this Ordinance;

23.3.2.  Conduct such meetings or hearings as may be required by law or the provisions of this Ordinance in accordance with the procedures set out in this Ordinance; and except as may be provided by the open meetings law or provided herein, all meetings shall be open to the public;

23.3.3.  Hear and decide all matters requiring a hearing under law or this Ordinance;

23.3.4.  Uphold, reverse, add to, delete from or modify with conditions any recommendation made by the Planning Commission;

23.3.5. Hear and decide on all matters relating to appeals of administrative decisions and variances to the provisions of these regulations;

23.3.6.   Set all application and permit fees required by this Ordinance;

23.3.7. As needed, request technical advice and assistance, data, or factual evidence from county staff, other governmental bodies or from other sources in reaching decisions on matters requiring action from the Board of Commissioners; and

23.3.8.  As may be necessary under the provisions of this Ordinance, enter into agreements with applicants, owners, or their authorized agents specifying conditions and/or restrictions for the issuance of permits, which agreements may require a financial guarantee as provided in this Ordinance. 

SECTION 23.4. Creation of Planning Commission.


There is established a planning commission for Twiggs County that shall be known as the Twiggs County Planning Commission. The Planning Commission shall be created pursuant to this chapter and shall have the powers and duties as set forth herein or as may from time to time be conferred by resolution of the Board of Commission.

23.4.1.  Organization of Planning Commission.
23.4.1.1.





The Planning Commission shall consist of five (5) members, appointed by the resolution of Board of Commissioners to serve for five (5) year terms.  Initial appointments shall be as follows:  one appointment for one (1) year, one appointment for two (2) years, one appointment for three (3) years, one appointment for four (4) years, and one appointment for five (5) years.  Any vacancy in the membership shall be filled for the unexpired term in the same manner as the initial appointment.  Members shall serve without compensation.
23.4.1.2. The Planning Commission shall elect one of its members as chairperson and vice-chairperson, who shall serve for one year or until the chairperson or vice-chairperson is reelected or a successor is elected.  The Board of County Commissioners shall  appoint a secretary to take minutes of the Planning Commission’s meetings, recording all motions and votes thereon as well as any other business of the Planning Commission conducted in a Public Forum.  The Planning Commission shall prepare and adopt rules of procedure, subject to approval by the Board of Commissioners, in accordance with this Ordinance and state law.  The Planning Commission's procedure shall be approved by the Board of Commissioners before becoming effective. 

23.4.1.3. Meetings of the Planning Commission shall be held at the call of the chairperson and at such other times as the Planning Commission may determine.  The Planning Commission shall keep minutes of its proceedings, showing the vote of each member upon each question, and shall keep records of its examinations and other official actions, all of which shall be immediately filed in the office of the Zoning Enforcement Officer and shall be a public record.  All meetings and all records of the Planning Commission shall comply with Chapters 14 and 18 of Title 50 of the Official Code of Georgia Annotated.


23.4.2.  
Duties and Powers of Planning Commission and Limitations on the Same.
23.4.2.1.  It shall be the responsibility of the Planning Commission to review and recommend to the Board of Commissioners, for its approval, disapproval or approval with conditions all requests for map and text amendments in accordance with Section 24.1. of this Ordinance. 

23.4.2.2.  It shall be the responsibility of the Planning Commission to review and make a recommendation to the Board of Commissioners in regard to all requests for conditional uses in accordance with Section 24.2 of this Ordinance.

23.4.2.3. It shall be the responsibility of the Planning Commission to review and make a recommendation to the Board of Commissioners in regard to all requests for a variance in accordance with Section 23.8 of this Ordinance.

23.4.2.4.
 The Planning Commission does not have the power to amend any Ordinance, to rezone any land, to declare this zoning Ordinance or any amendment thereto invalid, or to allow any use not permitted by this Ordinance.

SECTION 23.5.  Powers and Duties of the Zoning Enforcement Officer.


The Zoning Enforcement Officer shall exercise such powers and duties 

as conferred by this Ordinance to include specific duties as follows and such 

other duties as may be from time to time conferred by the Board of 

Commissioners:


23.5.1.
It shall be the duty of the Zoning Enforcement Officer to assist applicants and to examine all applications for permits and amendments to these regulations, and to determine if the application and plan submitted conform to the requirements of this Ordinance. The Zoning Enforcement Officer may confer with other employees of the county or other governmental departments or agencies. Applications not complying with the requirements of this Ordinance or law shall be rejected by the Zoning Enforcement Officer.


23.5.2.   It shall be the responsibility of the Zoning Enforcement Officer to 


maintain, revise and update the Official Zoning Map in accordance with 

           the decision of the Board of Commissioners.

23.5.3.  It shall be duty of the Zoning Enforcement Officer to approve or disapprove preliminary or final plats in conformance with the requirements of this Ordinance.

23.5.4. It shall be the responsibility of the Zoning Enforcement Officer to 

approve or disapprove applications for permitted uses in conformance with this Ordinance or to issue zoning permits for conditional uses after approval by the Board of Commissioners.


23.5.5.  It shall be the duty of the enforcement officer to assist the Twiggs

          County Planning Commission in the performance of their duties as   

          established by this Ordinance.

           23.5.6. It shall be the duty of the Zoning Enforcement Officer to enforce 

the provisions of this Ordinance.

23.5.7. The Zoning Enforcement Officer may impose such reasonable conditions upon any granting of a zoning permit as he or she may determine to be required to protect adjacent properties or the general neighborhood from the harmful effects of a permitted use. A right of appeal of such administrative decision shall be available to the applicant to the Board of Commissioners, subject to the provisions of Section 23.10.

SECTION 23.6.  Application for Permitted Use.


For all land uses designated in this Ordinance, a "permitted use" or additions to an existing "permitted use," the following procedures shall apply:


23.6.1.  An application for a permitted use shall be made to the Zoning Enforcement Officer.  An application shall be made on appropriate forms provided by the Zoning Enforcement Officer together with two (2) copies of a site plan for the proposed use and other information required by this section.


23.6.2.
All applications shall be signed by the owner of the property and all site plans shall be signed by the person responsible for preparing said site plan.


23.6.3.
A site plan which does not have to be a to-scale drawing shall contain, at a minimum, of the following:



23.6.3.1.    lot dimensions for all property lines;



23.6.3.2.    the location of existing and proposed structures;



23.6.3.3.    setback distances for all existing and proposed 



structures;



23.6.3.4.    distances between buildings and structures;

23.6.3.5. fences, street names, and street right-of-way lines;



23.6.3.6.    access drives, parking and loading areas, easements, 



and utilities;



23.6.3.7.    swamplands, wetlands, groundwater recharge 



designations, river corridor protection boundaries, watercourses, 



floodways, and other bodies of water; and



23.6.3.8.   such other information as determined by the Zoning 



Enforcement Officer regarding the application at hand or adjacent 



property as directly affects the application under review.

23.6.4. After review of the application and accompanying information, 

the Zoning Enforcement Officer shall issue a zoning permit if said application meets the requirements for a permitted use in the district in which it is proposed.  A copy of the permit and site plan shall be returned to the applicant and a copy of the same shall be retained by the Zoning Enforcement Officer for the county records.  If the permit is denied by the Zoning Enforcement Officer, a letter to the applicant shall be sent explaining the reasons for disapproval along with one copy of the site plan and a copy of the same shall be retained by the Zoning Enforcement Officer.

23.6.5. The Zoning Enforcement Officer may impose such reasonable 

conditions upon granting of a zoning permit as he  or she may determine to be required to protect adjacent properties.


23.6.6.
No permit for a permitted use shall be effective until the appeal period for administrative decisions has passed. (Section 23.10.) Said date shall be recorded on the permit.


23.6.7.
All zoning permits issued for permitted uses shall be conspicuously posted and displayed on the premises for which the permit was granted.


23.6.8.
All zoning permits issued for permitted uses shall expire within six (6) months from the date of issue, if construction has not begun.

SECTION 23.7.  Application for Conditional Use.
     For all land uses 

designated in this Ordinance as a "conditional use," or additions to an existing 

"conditional use", the following procedures shall apply:

23.7.1. An application for a conditional use shall be made to the Zoning 

Enforcement Officer twenty-nine (29) days before the Board of Commissioner's Public Hearing at which it is to be considered.  An application shall be made on appropriate forms provided by the Zoning Enforcement Officer together with seven (7) copies of a site plan for the proposed use and other information required by this section. 


23.7.2.
All applications shall be signed by the owner of the property and all site plans shall be signed by the person responsible for preparing said site plan.


23.7.3.
A site plan, conforming to the requirements of Section 23.6.3. shall be submitted to the Zoning Enforcement Officer.


23.7.4.
Additional Site Plan Requirements for Industrial or Commercial Conditional Uses:



23.7.4.1.
  location and dimensions of proposed buffer zones or 



screens;

23.7.4.2. proposed signage (size and location); and



23.7.4.3.
  outdoor lighting plan.


23.7.5.

Review by Planning Commission.  The Planning Commission shall review and make recommendations on all applications for a conditional use to the Twiggs County Board of Commissioners pursuant to Chapter 24.


23.7.6.
Consideration by Twiggs County Board of Commissioners.   The Twiggs County Board of Commissioners shall consider the application for a conditional use in conformance with Chapter 24 and either approve, approve with special conditions, deny, or defer the application.


23.7.7.
After Action Taken by Board of County Commissioners.   After approval of the application by the Board of Commissioners, the Zoning Enforcement Officer shall issue a zoning permit for the conditional use.  A copy of the permit and site plan shall be returned to the applicant and a copy of the same shall be retained by the Zoning Enforcement Officer for the county records.  If the application is denied by the Board of Commissioners, a letter to the applicant shall be sent by the Zoning Enforcement Officer stating that the application was disapproved along with one copy of the site plan and a copy of the same shall be retained for the county records.  Deferred applications must be heard and either approved or disapproved within sixty (60) days of the initial deferment.


23.7.8.
No permit for a conditional use shall be effective until the appeal period for decisions made by the Board of Commissioners has passed.  Said date shall be recorded on the permit.


23.7.9.
All zoning permits issued for conditional uses shall be conspicuously posted and displayed on the premises for which the permit was granted.

23.7.10. All zoning permits issued for conditional uses shall expire within 

six (6) months from the date of issue, if construction has not begun.

SECTION 23.8.   Application for Variance to the Terms of this Ordinance.  


For all requested variances to the terms of this Ordinance, the succeeding procedures shall be followed:


23.8.1.
An application for a variance shall be made to the Zoning Enforcement Officer twenty-nine (29) days before the Board of Commissioner's Public Hearing at which it is to be considered.  An application shall be made on appropriate forms provided by the Zoning Enforcement Officer, together with seven (7) copies of a site plan for the proposed use and other information required by this section. 

23.8.2.
All applications shall be signed by the owner of the property and all site plans shall be signed by the person responsible for preparing said site plan.


23.8.3.
A site plan shall be submitted to the Zoning Enforcement Officer conforming to the requirements of Section 23.6.3.


23.8.4.
Additional Site Plan Requirements for Industrial or Commercial Uses shall be provided in conformance with Section 23.7.4.


23.8.5.

Review by Twiggs County Board of Commissioners.   The Board of Commissioners may grant a variance to the application of the provisions of the Land Development Ordinance.  The Board may do so only if all of the following findings are made:



23.8.5.1.

 That there are unique physical circumstances or conditions, including irregularity, narrowness, or shallowness of the lot size or shape, or exceptional topographical or other physical conditions, peculiar to the particular property.



23.8.5.2.
 That because of such physical circumstances or conditions, the property cannot be developed in strict conformity with the provision of this Ordinance, without undue hardship to the owner, and that the authorization of a variance is therefore necessary to enable the reasonable use of the property.



23.8.5.3.
   That granting the variance will not result in authorization of a use or structure not otherwise permitted in the district in which the property is located.


23.8.6.
The procedure for hearing variances from the provisions of this 


Ordinance shall be the same as set out in Section 24.4.

23.8.7

After Action by Board of County Commissioners.
   After 


approval of the application by the Board of Commissioners, the Zoning 


Enforcement Officer shall issue a zoning permit for the variance.  A copy 


of the permit and site plan shall be returned to the applicant and a copy 


of the same shall be retained by the Zoning Enforcement Officer for the 


county records.  If the application is denied by the Board of 


Commissioners, a letter to the applicant shall be sent by the Zoning 


Enforcement Officer stating that the application was denied. Deferred 


applications must be heard and either 
approved or disapproved within 


sixty (60) days of the 
initial deferment.


23.8.8.
No permit for a variance shall be effective until the appeal 


period for decisions made by the Board of Commissioners has passed.  


Said date shall be recorded on the permit.


23.8.10.
All zoning permits issued for variances shall be conspicuously 


posted and displayed on the premises for which the permit was granted.


23.8.11.
All zoning permits issued for variances shall expire within six 


(6) months from the date of issue, if construction has not begun.

SECTION 23.9.  Financial Guarantee. 


The Board of Commissioners may for any action requiring approval by the Board, as a condition of approval, require the applicant to provide Twiggs County with a financial guarantee in the form of a performance bond, cash escrow deposit or letter of credit in a type acceptable to the Board of Commissioners.  The financial guarantee shall be payable to Twiggs County and shall be in an amount sufficient to cover the entire cost of performing the 

conditions and/or restrictions specified.

SECTION 23.10.
  Appeals of Administrative Decisions or Acts.

23.10.1. Appeals of decisions or acts of the Zoning Enforcement Officer 


in the administration of this Ordinance shall be taken within seven (7) 


days after said decision or act.  Any person, firm, or corporation 


aggrieved by any decision or act of the Zoning Enforcement Officer in the 


administration of this Ordinance may file an appeal in writing with the 


Board of Commissioners within seven (7) days of the act or decision 


being appealed.  The Board may, after a hearing, affirm or reverse, 


wholly or in part, or may modify the order, requirements, decisions or 


determination of the Zoning Enforcement Officer.

23.10.2. The Zoning Enforcement Officer shall request that the Board of 


Commissioners put the appeal on the agenda of a Board of 


Commissioners' meeting.

23.10.3.
The procedure for hearing appeals from the decisions or acts of the Zoning Enforcement Officer shall be the same as set out in Section 24.4.4.

SECTION 23.11. Appeals from Decisions by Board of County Commissioners.



Any applicant aggrieved by any decision of the Twiggs County Board of Commissioners made under the provisions of this Ordinance shall have right of appeal by Mandamus.

SECTION  23.12.  Suspension or Revocation of a Zoning Permit.


A zoning permit may be suspended or revoked by the Board of Commissioners when any conditions or restrictions imposed on the permit are not satisfied.

23.12.1. A zoning permit shall be suspended or revoked only after a hearing in accordance to the provisions of Section 24.4. Written notice of the hearing shall be given to the property owner at least ten (10) days prior to the hearing.

23.12.2. A suspended permit may be reinstated, if in the judgment of the Board of Commissioners, the condition or restrictions imposed in the approval of the permit have been satisfied.

23.12.3. A revoked permit may not be reinstated. A new application must be made in accordance with the provisions of this Ordinance.

Section 23.13.
Fees


Applicants submitting an application for a permit, plat approval or other action requiring payment of a fee shall submit such payment with the application.

CHAPTER 24

PROCEDURES

 FOR

AMENDMENTS AND CONDITIONAL USES

SECTION 24.1.
  Procedures for Map and Text Amendments.

24.1.1. Definitions of Amendments; Who May Request an Amendment; and Frequency of Amendments:  Amendment, as used in this Section, means a zoning decision resulting in a change in the text of the Zoning Ordinance or a change in the Official Zoning Map of Twiggs County authorized by a zoning decision made only after compliance with the procedures set forth in this section.


A proposed amendment to the text may be initiated by the Planning Commission, the Board of Commissioners or by any person who owns property within the zoning jurisdiction of the county.  Unless initiated by the Board of Commissioners or by the Planning Commission, all proposed map amendments must be submitted by the owner of such property or the authorized agent of the owner.  An authorized agent must have written authorization from the property owner, and such authorization shall be notarized and attached to the application.


A proposed map amendment affecting the same property shall not be submitted more than once every six (6) months, said interval to begin with the date of final decision by the Board of Commissioners.  


The six (6) month interval shall not apply to applications initiated by the Board of Commissioners. 


24.1.2.
Initiation of Amendments: Each proposed amendment to the text or to the Official Zoning Map shall be initiated by filing an application with the Zoning Enforcement Officer twenty-nine (29) days before the Board of Commissioner's Public Hearing at which it is to be considered.  Applications for proposed amendments shall comply with the following requirements: 



24.1.2.1   Text amendments shall include the following:

24.1.2.1.1 name and address of applicant;



    24.1.2.1.2.  current provisions of the text to be affected by 

                          the amendment;




24.1.2.1.3.  proposed wording of the text change; and



     24.1.2.1.4.  reason for proposed amendment.



24.1.2.2.  Map amendments shall include the following:




24.1.2.2.1.
a legal description of the tract(s) proposed to be 




rezoned;




24.1.2.2.2.
seven (7) copies of a plat, drawn to scale, showing north arrow, land lot and district, the dimensions, acreage and location of the tract(s) prepared by an architect, engineer, landscape architect or land surveyor, whose state registration is current and valid.  The architect's or land surveyor's seal shall be affixed to the plat;




24.1.2.2.3.
the present and proposed zoning district for the tracts;




24.1.2.2.4.
existing flood way and structures; and




24.1.2.2.5.
the names and addresses of the owner(s) of the  land and of the agent(s) for the owner(s), if any.

24.1.2.3. If an application is withdrawn by the applicant after it has 

been legally advertised, any additional applications for the same purpose shall be considered as a "new application."

24.1.2.4. An applicant may file site plans, renderings, construction 

specifications, written development restrictions, and other zoning conditions which the applicant proposes as binding restrictions upon the development and use of the property that is the subject of the proposed amendment.  Any verbal representation made before the Planning Commission and/or the Board of Commissioners shall become a part of the application as if it was submitted in writing.


24.1.3.
Amendments - Planning Commission Public Hearing and 


Action:



24.1.3.1. All proposed amendments shall be reviewed by the Planning Commission in a public hearing in accordance with the hearing procedures set forth in Section 24.4 of this Ordinance.



24.1.3.2.   The Planning Commission shall review and consider a 



recommendation to the Board of Commissioners with respect to the application for an amendment.  The Planning Commission may decide to make no recommendation or it may make any of the following recommendations with respect to an application for an amendment: approval, denial, deferral, withdrawal without prejudice, reduction of the land area for which the application is made, change of the zoning district requested, or imposition of zoning conditions.



24.1.3.3. The Planning Commission shall submit its recommendation on the application to the Board of Commissioners prior to the scheduled public hearing in which the Board of Commissioners will consider the application for an amendment.  If the Planning Commission fails to submit a recommendation prior to the Public Hearing of the Board of Commissioners, the Planning Commission's recommendation shall be deemed one of approval.



24.1.3.4.      The Planning Commission’s recommendation shall be based on Section 24.3.


24.1.4.
Amendments - Board of Commissioners Public Hearing 


and Action:



24.1.4.1.   Before taking action on a proposed amendment and after receipt of the Planning Commission recommendations and reports thereon, the Board of Commissioners shall hold a public hearing in conformance with Section 24.4 on the proposed amendment after notice was given pursuant to Section 24.5.



24.1.4.2.  So that the purpose of this Ordinance will be served and so that health, public safety, and general welfare will be secured, 



the Board of Commissioners may in its legislative discretion approve or deny the proposed amendment as submitted, reduce the land area for which the application is made, change the zoning district to one other than that requested, or add or delete zoning conditions as the Board deems appropriate.  The Board of Commissioners shall also have the legislative discretion to grant a conditional use in its decision to rezone property.  An action to defer a decision on the proposed amendment shall include a specific meeting date to which the proposed amendment is deferred.  The Board of Commissioners may also approve a withdrawal of an application and if so stipulated by the Board of Commissioners in its decision to approve withdrawal, the six (6) month limitation on re-filing of the application for the same property shall not apply.



24.1.4.3.  The Board of Commissioners may, as a condition of approval, require the applicant to provide Twiggs County with a financial guarantee in the form of a performance bond, cash escrow deposit or letter of credit in a form acceptable to the Board of Commissioners.  The financial guarantee shall be payable to Twiggs County and shall be in an amount sufficient to cover the entire cost of performing the conditions and/or restrictions specified.



24.1.4.4.    The Board of Commissioner’s decision shall be based on Section 24.3.


24.1.5.
Amendments - Minor Alteration of Zoning Condition.  

The 


Zoning Enforcement Officer shall have the authority to 
approve the 


following minor alterations of zoning conditions provided 
such alteration 


would not change the purpose intended for such zoning 
condition and 


would not adversely affect county services or other 
property:



24.1.5.1. building relocation, curb cut relocation, and traffic circulation changes due to topographic, environmental, or other design factors;



24.1.5.2.  parking design; and



24.1.5.3.  utility relocation.

SECTION 24.2.
Procedures for Conditional Uses.


24.2.1. 
Conditional Use Subject to the Approval of the Board of 


Commissioners.  Conditional use as used in this section means a 


zoning decision resulting in the approval of a use of land and/or 


structure.  A conditional use is a use which the Board of Commissioners, 


after review of the application and hearing thereon, determines to be 


consistent with the Comprehensive Plan and in the public interest.  


 24.2.2.
Initiation of Conditional Uses:  A conditional use subject to 


approval of the Board of Commissioners may be initiated by the owner of 


the property proposed for the conditional use by filing an application with 


the Zoning Enforcement Officer twenty-nine (29) days before the Board 


of Commissioner's Public Hearing that the item is to be considered.  


Reapplication for a conditional use may not be heard 
for six (6) 


months from the date of a prior decision of the Board of 
Commissioners. 


24.2.3.
Application for a Conditional Use:
An application for a 


conditional use shall be made in conformance with 
Section 23.7.


24.2.4.
Conditional Use - Review by the Planning Commission:



24.2.4.1.    The Planning Commission shall review and consider a recommendation to the Board of Commissioners with respect to the application for a conditional use in accordance with the procedures contained in Section 24.4 after Notice pursuant to Section 24.5 is given. The Planning Commission may decide to make no recommendation or it may make any of the following recommendations with respect to an application for a conditional use: approval, denial, deferral, reduction of the land area for which the application is made, or imposition of conditions.



24.2.4.2. The Planning Commission shall submit its recommendation on an application to the Board of Commissioners prior to the scheduled public hearing in which the Board of Commissioners will consider the application for a conditional use.  If the Planning Commission fails to submit a recommendation prior to the public hearing of the Board of Commissioners, the Planning Commission's recommendation shall be deemed one of approval.



24.2.4.3.   The Planning Commission’s recommendation shall be based on Section 24.3.


 24.2.5.
Conditional Use - Decision by the Board of Commissioners:



24.2.5.1. The Board of Commissioners shall consider the application at a public hearing which shall follow the procedures prescribed in Section 24.4 and after which notice was given pursuant to Section 24.5.  Upon completion of the public hearing, the Board of Commissioners may approve or deny the proposed conditional use as submitted, reduce the land area for which the application is made, or impose conditions as the Board of Commissioners deems appropriate.  An action to defer a decision on the proposed conditional use shall include a specific meeting date to which consideration of the conditional use is deferred.



24.2.5.2.  The Board of Commissioners may, as a condition of approval, may require the applicant to provide Twiggs County with a financial guarantee in the form of a performance bond, cash escrow deposit, or letter of credit in a form acceptable to the Board of Commissioners.  The financial guarantee shall be payable to Twiggs County and shall be in an amount sufficient to cover the entire cost of performing the conditions and/or restrictions specified.  

24.2.5.3. The Board of Commissioner’s decision shall be based 

on Section 24.3.

SECTION 24.3.
  Zoning Standards for Text and Map Amendments and 

Conditional Uses:




For zoning decisions involving amendments to the Official Zoning Maps, 

Conditional Uses or amendments to the text of the Land Development 

Ordinance, following standards are considered relevant in balancing the 

county's interest in promoting the public health, safety, morality, or general 

welfare against the right to the unrestricted use of property:


24.3.1. Map Amendments and Conditional Uses:

24.3.1.1. whether the zoning decision will permit a use that is 

suitable in view of the use and development of adjacent or nearby property;

24.3.1.2. whether the zoning decision will adversely affect the 

existing use of adjacent or nearby property;

24.3.1.3. whether the property affected by the zoning decision

has a  reasonable economic use as currently zoned if the action  


           involves a Map Amendment;

24.3.1.4. whether the property affected by the zoning decision

has a reasonable economic use as a permitted use or other 

conditional use within subject district if  the action involves a conditional use;

24.3.1.5. whether the zoning decision will result in a use which will 

or could cause an excessive or burdensome use of existing 

streets, transportation facilities, utilities or schools;

24.3.1.6. whether the zoning decision conforms with the policy 

and intent of an adopted Comprehensive Plan; and

24.3.1.7. whether other conditions exist that affect the use and 



 development of the property in question and support either 



 approval or denial of the zoning decision.

24.3.2. Text Amendments:

24.3.2.1. Will the text amendment conform to the policy and 

intent of the adopted Comprehensive Plan?

24.3.2.2. Is the text amendment necessary to further the objective 

of the Land Development Ordinance?

24.3.2.3. Is the text amendment necessary because of changes in 

the law or experience gained in the implementation of the Land Development Ordinance?

SECTION 24.4.   Procedures for Public Hearing:   


Whenever a public hearing is required by this Ordinance or by state law prior to a zoning decision, such public hearing shall have notice as provided in Section 24.5 and shall be conducted in accordance with the following procedures:


24.4.1.  The public hearing shall be called to order by the presiding 


officer of Twiggs County Board of Commissioners or the Planning 


Commission, depending on which body is conducting the hearing.  The 


presiding officer shall explain the procedure to be followed in the public 


hearing.



24.4.2.  If the subject of the hearing is a zoning decision initiated by a 


petitioner other than the Twiggs County Board of Commissioners, the 


petitioner requesting such zoning decision, or the petitioner's agent, shall 


be recognized by the presiding officer first and shall be permitted to 


present and explain the request of the zoning decision.  Thereafter, all 


individuals who so desire shall be permitted to speak in favor of the 


zoning decision.  If the request for a zoning decision is initiated by the 


Twiggs County Board of Commissioners, the Board of Commissioners 


shall be allowed to speak.  Thereafter, all individuals who so desire shall 


be permitted to speak in favor of the zoning decision.


24.4.3.  After all individuals have had an opportunity to speak in 


accordance with Section 24.4.2. above, those individuals present at the 


public hearing who wish to speak in opposition to the requested zoning 


decision shall have an opportunity to speak.


24.4.4.  When any person wishes to speak at a public hearing, that 


person shall raise his or her hand and, after being recognized by the 


presiding officer, shall stand and state his or her name and address, and 


make any comment appropriate to the proposed zoning decision.


24.4.5. The petitioner shall have an opportunity, after all comments in 


opposition have been made, to make summary remarks concerning the 


proposed zoning decision.


24.4.6.  A time limit of fifteen (15) minutes shall be imposed upon the 


total number of persons who wish to speak in favor of the zoning 


decision, including the initial presentation of petitioner.  Thereafter, a time  


limit of fifteen (15) minutes shall be imposed on the total number of 


persons who wish to speak in opposition to the zoning decision.  


Summary remarks by the petitioner shall be limited to five (5) minutes.  


These time limits may only be extended by the Twiggs County Board of 


Commissioners or Planning Commission, depending on which body is 


conducting the hearing, upon a showing of "good cause" by the person 


so requesting.


24.4.7. Each speaker shall speak only to the merits of the proposed 


zoning decision under consideration and shall address his or her remarks 


only to the Twiggs County Board of Commissioners or Planning 


Commission, depending on which body is conducting the hearing.  Each 


speaker shall refrain from personal attacks on other speakers or from 


discussing facts or opinions irrelevant to the proposed zoning decision 


under consideration.  The presiding officer may limit or refuse a speaker 


the right to continue if the speaker, after being first cautioned, continues 


to violate this subsection.


24.4.8. Thereafter, the presiding officer of Twiggs County Board of 


Commissioners or Planning Commission, depending on which body is 


conducting the hearing, shall announce that no further comments from 


the public or petitioner concerning the requested zoning decision shall be 


received and that immediately, there shall be a deliberation on the 


proposed zoning decision and vote on action which the Board of 


Commissioners or Planning Commission is authorized to take.

24.4.9. An affirmative vote of three (3) members voting on a matter is 

required.

SECTION 24.5.  Public Notification for Amendments and Conditional 

Uses.


24.5.1. Legal Notice.  Notice of public hearings before the Planning 


Commission and the Board of Commissioners as required by this section 


shall be published within a newspaper of general circulation within the 


county in which are carried the legal advertisements of the county and 


shall state the time, place, and purpose of  hearing.  If the hearing 


involves a map amendment, then the notice shall also 
include the

           location of the property that is subject of the zoning action,
the present 

           zoning district of said property and the proposed zoning 
district of said 

           property.  Such notice shall be published at least fifteen (15), but no 

           more than forty-five (45) days prior to the date of the hearing 
by the

           Board of Commissioners (no legal notice shall be required for a 
variance 

           or appeal of an administrative decision).  The notice shall state 
the date 


and time for the initial hearing before the Planning Commission 
and the 


date and time for the hearing before the Board of 
Commissioners.


24.5.2.   Signs Posted.   Where an amendment for the rezoning 


of property is initiated by a party other than the Board of 

Commissioners, 


the Zoning Enforcement Officer of the county shall post at least fifteen 


(15) days prior to the public hearing by the Board of Commissioners, in a 


conspicuous place on the property for which an application for a 


proposed amendment has been submitted, a sign or signs containing 


information as to the current zoning district and the proposed zoning 


district, and the date, time, and location of the public hearings before the 


Planning Commission and the Board of Commissioners.


No sign shall be required for a conditional use, variance or appeal of an 


administrative decision.

CHAPTER 25

ENFORCEMENT, VIOLATIONS AND PENALTIES

SECTION 25.1.   Enforcement.


It shall be the duty of the Zoning Enforcement Officer to enforce this land 


development Ordinance and to bring to the attention of the County Attorney any 


violations or lack of compliance therewith.  The County Attorney shall initiate 


appropriate actions to remedy violations of this Ordinance.

SECTION 25.2.  Penalties.
25.2.1. Upon conviction of a violation of any provision of this land development Ordinance, the violating party or parties shall be deemed guilty of a misdemeanor.


25.2.2. Any person or entity violating any provisions of this land development Ordinance shall be subject to a fine of up to $500.00 for each violation and it shall be considered a separate violation for each day that the violation continues.


25.2.3.  In case any building, structure or land is used, erected, repaired, converted or maintained in violation of this Ordinance, the county is authorized to petition for an injunction or other appropriate legal action to prevent the use of the building, structure or land.

CHAPTER 26

LEGAL STATUS PROVISIONS

SECTION 26.1.   Validity.


Should any section, clause or provision of this Ordinance be declared by 


a court of competent jurisdiction to be invalid, such action shall not affect the validity of this Ordinance as a whole or any part hereof other than the part so declared to be invalid, each Section, clause and provision hereof being declared severable.


SECTION 26.2.  Effective Date.



This Ordinance shall be effective immediately upon its adoption by the Twiggs County Board of Commissioners.


SECTION 26.3.   Repeal of Conflicting Ordinances, Approvals and Actions.


This is the Land development Ordinance of Twiggs County, Georgia, and 


all other conflicting Ordinances are hereby repealed, including ordinances that may have created Planning Commission or Board of Zoning appeals.


SECTION 26.4.  Conflict With Other Laws.


Whenever the requirements of this Ordinance are at variance with the 


requirements of any other lawfully adopted statutes, rules, regulations, Ordinances, the most restrictive, or that imposing higher standards, shall govern.  No zoning approval or permit shall be issued or considered valid for any use or activity which is otherwise illegal under the terms of any local, state or federal Law.
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