MORGAN COUNTY COMMISSION
AGENDA
April 19, 2022
5:00 PM
150 East Washington Street, Madison, GA

Pledge and Invocation
Agenda Approval
Minutes
1.
April 05, 2022 BOC Meeting
Planning Commission New Business
2.
Wayne Dutton is requesting conditional use approval for an agricultural event facility on
50.64 acres located at 1610 Doster Road (Tax Parcel 027-021C).
3.
Anne Symmes is requesting conditional use approval to allow a farmstay on 43.61 acres
located at 3790 Sandy Creek Road (Tax Parcel 017-025).
4.
Ginny VanOostrom, on behalf of Sowhatchet Plantation LLC, is requesting a variance for
an accessory dwelling on 9.21 acres located at 5361 Sandy Creek Road (Tax Parcel 009023)
New Business
5.
Helen Cox Appeal
6.
Commissioner Liaison Reports
7.
Public Comments on Agenda Items
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April 05, 2022
BOC Regular Meeting

THE HONORABLE BOARD OF COUNTY COMMISSIONERS, MADISON, GEORGIA,
MET THIS DAY IN REGULAR SESSION.
MEETING WAS HELD ON THE SECOND FLOOR OF THE ADMINISTRATION BUILDING.

PRESENT:

Chairman Ben Riden, Jr., Vice-Chair Bill Kurtz, Commissioners Philipp von
Hanstein, Donald Harris and Andy A. Ainslie, Jr.

STAFF:

County Manager Adam Mestres, County Attorney Christian Henry, and County
Clerk Leslie Brandt.

The meeting was called to order at 10:00 a.m., followed by the Pledge of Allegiance and
Invocation.
AGENDA APPROVAL
Motion by Commissioner Kurtz, Seconded by Commissioner Harris to approve the agenda with
the following change: remove item #3, Kingston Ranch, LLC modification request. Motion
Passed Unanimously.
MINUTES
March 15, 2022 BOC Meeting
MOTION by Commissioner Kurtz, Seconded by Commissioner Harris to approve the minutes
as presented. Motion Passed Unanimously.
CONSENT AGENDA
Motion to accept as information the March 2022 payables to include General Fund in the amount
of $618,026.69, TSPLOST in the amount of $171,742.91, SPLOST in the amount of $98,350.23,
and the March 2022 financials.
MOTION by Commissioner Ainslie, Seconded by Commissioner Harris to approve the consent
agenda as presented. Motion Passed Unanimously.
REPLACEMENT OF PHONE AND RADIO RECORDER
Communications Director, Amanda Proctor is requesting replacement of the current phone and
radio recorder in the dispatch center. The current system is dated, and new equipment is needed
to keep up with advancements in technology. Three bids were obtained, and Proctor is
recommending awarding the purchase to the low bidder Quality Recording for $17,825.
Phone and Radio Recorder Bids
Quality Recording
$17,825.00
Equature
$19,982.00
Revcord
$18,450.45
MOTION by Commissioner Harris, Seconded by Commissioner Kurtz to approve the purchase
of phone and radio recorder from Quality Recording for $17,825. Motion Passed Unanimously.
RECREATION FEE INCREASES
Due to price increases on uniforms and other program supplies, Recreation Director, Lance
Alexander is proposing a new fee structure. Alexander hopes the fee increase will help the
department break even on some of the programs they are currently operating at a loss on.
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April 05, 2022
BOC Regular Meeting

MOTION by Commissioner Harris, Seconded by Commissioner Kurtz to approve the recreation
fee increases as presented. Motion Passed Unanimously.
IT-PHYSICAL SECURITY UPGRADES
IT Director, Trevor Giddens is requesting approval to move forward with security upgrades that
were included in the capital project budget. This would be a full upgrade of the camera systems
for county buildings and some additional access controls to further secure areas of different
buildings. Quotes were received for the camera system and access controls. Giddens
recommends awarding the bid to the low bidder Com-Tech for the cameras and EMC Security
for the access controls.
Camera System Quotes
Access Control Quotes
Com-Tech
$101,831.68
EMC Security
$47,250.00
ATS
$106,026.88
Surelock
$54,540.00
Alscan
$147,656.00
MCA
No quote received
MOTION by Commissioner Ainslie, Seconded by Commissioner Harris to approve the camera
system purchase from Com-Tech for $101,831.68 and the access controls from EMC Security
for $47,250.00. Motion Passed Unanimously.
QUITCLAIM DEED-MALLARD RIDGE
The property owner of 1040 Pintail Lane in the Mallard Ridge subdivision discovered a drainage
easement on his property that the county had in place during the development of Mallard Ridge.
The property owner asked if it was necessary that the county still have the drainage easement.
Planning Director, Chuck Jarrell was sent to inspect the property and it was determined that the
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April 05, 2022
BOC Regular Meeting

drainage easement is no longer needed. Therefore, a quitclaim deed has been drafted by the
County Attorney to quitclaim the drainage easement back to the property owner.
MOTION by Commissioner Ainslie, Seconded by Commissioner Kurtz to approve the quitclaim
deed for 1040 Pintail Lane, Map/Parcel #016A 074. Motion Passed Unanimously.
COUNTY MANAGER REPORT
County Manager, Adam Mestres, presented a monthly overview of Morgan County government's
current projects and/or issues.
PUBLIC COMMENTS ON AGENDA ITEMS
The following made comments opposing the Kingston Development Modification request:
Rachel Jenkins, 2680 Kingston Road
Barry Baddour, 5901 Bethany Road
MOTION by Commissioner Ainslie, seconded by Commissioner Harris to exit regular session
at 10:42 a.m. Motion Passed Unanimously.
EXECUTIVE SESSION- PERSONNEL & LITIGATION
MOTION by Commissioner Ainslie, seconded by Commissioner Harris to enter Executive
Session to discuss personnel and litigation at 10:47 a.m. Motion Passed Unanimously. (Original
signed Affidavit in Executive Session Legal Requirement Book).
MOTION by Commissioner Kurtz, seconded by Commissioner Harris to exit Executive Session
and adjourn at 11:59 a.m. Motion Passed Unanimously.

_____________________________
Ben Riden, Jr., Chairman

ATTEST:

________________________________
Leslie Brandt, County Clerk
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Staff Report
Morgan County Planning Commission
Petition for: Conditional Use – Event Facility

Property location:
Property tax parcel:
Acreage:
Applicant:
Applicant’s Agent:
Property Owner:
Existing Use:
Proposed Use:

1610 Doster Road
027-021C
50.64 acres
Wayne Dutton
Wayne Dutton
Single Family Residence with agricultural buildings
Single Family residence with Event Facility

Summary
Wayne Dutton is
requesting
conditional use
approval to
operate an event
facility on 50.64
acres located at
1610 Doster
Road, specifically
for rodeo events.
The application
submitted for
this property
indicated the
property was
55.64 acres, but
it was counting
the 5-acre parcel
adjacent to this
property,
indicated by the
red star.
Although they have the same owner, the properties are separate. See attached plats for both
properties. The 2001 plat shows the properties combined, but the 2005 plat shows the 5 acres were
removed.
1
Morgan County Planning & Development
150 E. Washington Street, Suite 200
Madison, Georgia 30650
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Section 7.32.3 of the Morgan County Zoning Ordinance says that no event structure shall be located
within 100’ of adjacent property lines. The applicant states in his letter that no buildings are being used,
and although the (open) arena is within 100’ of the property line, it is not a structure as defined by the
Morgan County Zoning Ordinance. Section 7.32.3 also states that all event locations must be a minimum
of 500’ from a residence not occupied by the facility owner. Staff understands that the applicant lives in
the house on the 50 acre property with the arena. The house on the 5 acre property, which the
applicant also owns but does not reside in, is only 320’ from the arena. The applicant shows car parking
on the 5 acre parcel, which was not included in the event facility application. See diagram above right
(full copy is attached). Despite the diagram appearing to show the entrance road encroaching onto a
neighboring property (red arrow), the road is wholly contained on the applicant’s property. Although
trailer parking is shown on the property line, the 500’ setback is for event locations, which does not
necessarily apply to parking areas.
The applicant states in his letter (page 1, paragraph 2) that he was recently made aware that a permit
was needed for rodeo events. See attached a letter dated December 20, 2011 where the applicant was
informed of the need for event facility when he was illegally operating rodeo events at this same
property. At that time, the applicant decided to cease operating events at this location and moved the
business out of county. Staff was alerted that rodeo events were again being held on the property in
July of this year and the applicant was informed that conditional use approval was still necessary. The
decision was made to allow him to continue operating while he was waiting for meeting dates. The
applicant submitted his application for conditional use approval by the first available meeting deadline.
2
Morgan County Planning & Development
150 E. Washington Street, Suite 200
Madison, Georgia 30650
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The property is located near
the intersection of Doster
Road and Crawley Road and
backs up to Magnolia
Plantation subdivision.
Madison’s water reservoir is
one property to the north
(see yellow star). The
property is within the
Groundwater Recharge Area,
the Hard Labor Watershed
and the Oconee Watershed.
The Zoning Atlas, below left,
shows the property is zoned
Agricultural Residential. The
Character Area Map from the
Comprehensive Plan, below
right, shows the property is
planned for residential
development. The yellow
color identifies the Neighborhood Living district. Please see attached for a description of the
Neighborhood Living district.

Zoning Map

Character Area Map (Future Land Use)
3
Morgan County Planning & Development
150 E. Washington Street, Suite 200
Madison, Georgia 30650
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The applicant states in his letter (page 1, paragraph 1) that his events are typically over a two-day period
(Friday and Saturday), but that attending families may stay until Sunday in their living quarters trailers.
This is allowing temporary lodging on site and presents several questions about how living quarters
trailers should be addressed. As noted in the applicant’s letter, most of the living quarter trailers are
equipped with bathrooms, making them similar to an RV attached to a horse trailer. The applicant does
not indicate if hook-ups are available for trailers or if there is a specific charge for trailer space.
However, zoning laws typically consider any exchange of money to be a charge for attendance and
services rendered as a cumulative fee. Participation or entrance fees could then be considered as part of
a space rental fee for a living quarters trailer.
Staff has no doubts that supporters of rodeo events may consider living quarters trailers as part of the
rodeo experience, but zoning considers events and lodging to be separate uses. Lodging is not allowed
at other approved event facilities in the county except for one house rental that went through a
separate approval process. Living quarters trailers could be addressed in one of four ways:
1. Allow the use of living quarters trailers as part of the rodeo event facility approval. This option
would create a precedent that allows short term mobile lodging at event facilities. Stating that
rodeo events are different because they are agricultural or for specific groups of people ignores
the legal liability associated with treating all event uses fairly.
2. The event facility holding rodeos must apply for recreational vehicle park approval. This may
apply specifically to those rodeo event facilities that provide hook-ups for RVs or living quarters
trailers. This option would require a text amendment to allow RV parks in agricultural zoning
districts and possibly a conditional use permit.
3. The event facility holding rodeos must apply for campground approval. This may apply
specifically to those rodeo event facilities that do not provide hook-ups but do allow camping on
site. This option would require a text amendment to allow campgrounds in the agricultural
zoning district and possible a conditional use permit.
4. A text amendment creating short-term lodging associated only with event facilities may be
created which would limit the number of lodging vehicles, the length of stay and set parameters
for approval. This is the option Staff would prefer if the County chooses to address living
quarters trailers or RVs at event facilities as it would avoid a precedent and make each event
facility that wishes to allow lodging be evaluated on a case-by-case basis. It would also confine
the use of lodging to times of events and prevent the allowance of an RV park or campground
that could be used weekly and year-round. This option would be a conditional use and would
require additional approval.
Criteria for Consideration
Section 21.3.1 Required Findings from Conditional Use Approval from the Morgan County Zoning
Ordinance:
1. Adequate provision is made by the applicant to reduce any adverse environmental impacts of
the proposed use to an acceptable level;
2. Vehicular traffic and pedestrian movement on adjacent streets will not be substantially hindered
or endangered;

4
Morgan County Planning & Development
150 E. Washington Street, Suite 200
Madison, Georgia 30650
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3. Off-street parking and loading, and the entrance to and exit from such parking and loading, will
be adequate in terms of location, amount and design to service the use;
4. Public facilities and utilities are capable of adequately serving the proposed use;
5. Granting the request would not be an illogical extension of a use which would introduce
damaging volumes of (1) agricultural, (2) commercial, (3) industrial, or (4) high density
apartment use into a stable neighborhood of well-maintained single family homes, and likely
lead to decreasing surrounding property values, neighborhood deterioration, spreading of
blight, and additional requests of a similar nature which would expand the problem;
6. Granting the request would not lead to congestion, noise and traffic hazards or overload public
facilities, current or planned;
7. Granting the request would conform to the general expectation for the area population growth
and distribution according to the Comprehensive Land Use Plan;
8. Granting the request would not lead to a major negative change in existing (1) levels of public
service, (2) government employees or (3) fiscal stability;
9. Granting the request would not have a “domino effect,” in that it becomes the opening wedge
for further rapid growth, urbanization or other land-use change beyond what is indicated in the
Comprehensive Land Use Plan.
Staff Comments
The applicant submitted a thorough letter explaining the operations of his events and addressed each of
the criteria. The facility has been operating for several months and Staff has received no complaints
from neighbors related to traffic or noise. Staff’s concerns are that the application does not meet the
regulations for setbacks to adjacent residences, the application identifies the use of a property not
included in application, the application does not comply with the future land use map and the question
of how to address living quarters trailers. The parking can be moved, so the use of an adjacent property
is easily solved. The arena, however, is too close to the neighboring house and the ordinance does not
consider that the house is owned by the applicant. An open air arena could be moved as well, so that
issue can be solved, although with more effort and expense. The properties cannot be combined
because each already contains a residence. The use does not fit with the Character Area district in the
Comprehensive Plan but may be off-set by the Comprehensive’s Plan encouragement of agricultural
uses. Addressing living quarters trailers may require an additional process and should be discussed.

5
Morgan County Planning & Development
150 E. Washington Street, Suite 200
Madison, Georgia 30650
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Chapter 7.32 Event Facilities
Section 7.32.1 Restrictions
Event Facilities shall not be used for motorized vehicle events, other than for display of vehicles.
Event Facilities shall not be used for any gambling or illicit use.
Event Facilities shall not be used as permanent worship facility.
Additional restrictions may be imposed by the Morgan County Planning Commission or the Morgan
County Board of Commissioners. Not all sites within each zoning classification may be appropriate for an
Event Facility, or for all events proposed. When considering a Conditional Use permit for an Event
Facility, particular emphasis will be given to the size of the facility, the character of the property involved,
and its proximity to other uses. Potential adverse impacts on adjacent or nearby residential areas will be
considered.
Section 7.32.2 Locations for Exception
Church facilities.
Government owned facilities.
Non-profit organization facilities, owned by the organization.
Residential and family gatherings
Restaurants and Hotels with banquet rooms.
All exempt locations must provide adequate off street parking and conform to Section 7.32.5 of this
ordinance and all Federal, State and Local codes and ordinances.
Section 7.32.3 Site Requirements
The minimum lot size for Event Facilities shall be five (5) acres.
All event facility structures, whether permanent or temporary (e.g. Buildings, grandstands or tents) shall
have a minimum setback of 100 feet from all adjacent properties.
All event locations must be a minimum of 500 feet from the nearest residential structure, not occupied by
the event facility owner.
Section 7.32.4 General Requirements
All Event Facilities shall have an annual safety inspection and valid Occupational Tax Certificate.
A Certificates of Occupancy shall be issued for all permanent Event Facility structures.
All temporary buildings, enclosed tents and grand stands shall have a safety inspection prior to the event.
Set-up for any event shall not begin more than 48 hours prior to an event and must be removed within 48
hours after the end of an event unless prior approval is given from the Director of Planning and
Development.
No single event shall last longer that three (3) consecutive days unless pre-approved by the Director of
Planning and Development.
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No event shall begin before 7:00 a.m. and must end at 11:00 p.m.
An adequate number of permanent toilet facilities shall be provided. Portable toilets may be utilized to
supplement permanent toilet facilities for large festival events. Non-sewered toilets that are treated with
chemicals must conform to the provisions of the International Plumbing Code, and all applicable
regulations that apply to the disposal of sewerage.
Ample trash receptacles shall be provided in the event area and parking area.
Permanent or temporary lighting shall be provided for any Event Facility holding events after dark or that
allows individuals to remain on site after dark. All site lighting shall be down lighting and shall be directed
away and shielded from adjacent properties. For more information for site lighting see Article 22 of the
Morgan County Zoning Ordinance.
The Event Facility owner or manager must coordinate all parking. Parking spaces must be provided for
the maximum number of people to be assembled at a rate of at least one parking space for every four
persons. Provisions must be provided for overflow parking.
Adequate cell phone service must be must be available or a telephone must be provided at the facility for
public use.
Section 7.32.5 Outdoor Noise Levels
Noise levels generated from event facilities shall not exceed the decibel levels listed below at the
boundaries of the property when adjacent to the following zoning districts existing at the time of
establishment of the event facility.
For any sound lasting continuously for one second or more, maximum limits are: 60 dbA for projects
adjacent to an agricultural or residential zoning district; 65 dbA for projects adjacent to a commercial
zoning district; and 75 dbA for projects adjacent to an industrial zoning district.
These sound levels are to be measured in decibels in accordance with the standards promulgated by
the American National Standards Institute (ANSI), and shall be made with a sound level meter using
the (a-) weighting scale.
The Excessive Noise Ordinance (Chapter 46, Article II of the Morgan County Code of Ordinances) will be
strictly enforced between the hours of 11:00 p.m. and 7:00 a.m.
Section 7.32.6 Safety and Security
The Planning and Development Office and Morgan County Sheriff’s Office must be notified of pending
events a minimum of 14 days prior to the event, and must be provided with the date, length of time and
expected number of people. Information will be shared with other emergency services. The manager or
owner of the Event Facility may be contacted if the Planning and Development Office, Sheriff’s Office or
other EMS office has questions regarding the event.
Road closures must be coordinated with the Morgan County Sheriff’s Office and approved by the Morgan
County Board of Commissioners 45 days prior to the event.
Traffic lanes and other adequate access to event structures shall be designated and kept open for access
and travel for ambulances, fire trucks, and other emergency vehicles.
Emergency medical staff must be provided if over 500 people are expected to attend.
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The Event Facility owner or manager is solely responsible for assessing security needs and providing
adequate staff.
Extinguishing devices must be provided, sufficient to meet all State and local standards and sufficient
(knowledgeable) personnel must be present to operate such devices.
All equipment, regardless of power source, must comply with all Federal, State and local safety codes.
All vending areas and tents are subject to inspection by the Morgan County Building Inspectors.
Section 7.32.7 Food and Alcohol
The Event Facility owner or manager is solely responsible for ensuring that all food concessionaries are
properly licensed.
Events selling alcoholic beverages shall have an Alcoholic Beverage Catering License issued by Morgan
County and comply with Chapter 6, Alcoholic Beverage Ordinance of the Morgan County Code of
Ordinances.
Section 7.32.8 Signs
Permanent business signs must comply with Article 27 of the Morgan County Zoning Ordinance.
Section 7.32.9 County Not Liable
The Event Facility must sign an agreement to save and keep Morgan County free and harmless from any
and all loss or damages or claims for damages, including attorney’s fees and litigation costs, arising from
or out of any event.
Prior to the issuance of an Occupational Tax Certificate each year, an affidavit must be signed by the
owner or manager of the Event Facility acknowledging responsibility for all security needs, and adherence
to all Federal, State and local safety codes via self-inspections.
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MORGAN COUNTY PLANNING AND DEVELOPMENT
150 East Washington Street, Suite 200
P.O. Box 1357
Madison, Georgia 30650
(706)342-4373 Office ∙ (706)343-6455 Fax

December 20, 2011
Wayne Dutton
c/o Michael Rodgers
1610 Doster Road
Madison, Georgia 30650
Dear Mr. Dutton,
It has come to our attention, via the Georgia Ranch Sorting website, that you are operating an Event Facility in
Morgan County at 1610 Doster Road. The Morgan County Zoning Ordinance defines an Event Facility as follows:
Event Facility is hereby defined as a building, structure, or site where events for entertainment are
provided, for compensation, in which the facility is rented or otherwise provided for payment,
recompense, or remuneration, or in which a fee is charged to access the facility, in the form of
admission charge, parking fee or other monetary exchange.
Any facility, whether new or existing, desiring to host events, as defined above, must apply for a Conditional Use
permit to do so. An application is enclosed. The application process will include public hearings before the Morgan
County Planning Commission and the Board of Commissioners. The enclosed application lists the documents
necessary to be submitted and the appropriate fee.
As an existing facility offering services as defined above, you are being granted additional time to apply for
a Conditional Use permit. The completed application must be submitted by February 6, 2012. This will
place you on the March 2012 Planning Commission agenda. Your existing event facility may continue
operation as usual during the time before application submission and during the Conditional Use process,
as long as the application has been submitted by the deadline identified above. If your application has not
been received by the deadline, citations will be issued for any event held after February 6, 2012.
Along with a Conditional Use permit for an Event Facility, you must also obtain a Morgan County
Occupational Tax Certificate, commonly known as a business license. The application is enclosed and must
be submitted by January 31, 2012.
Please feel free to call with any questions.
Kind regards,

Chuck Jarrell
Director
Morgan County Planning & Development
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Chapter 7.44 Agricultural Event Facilities
Section 7.44.1 Restrictions
Agricultural Event Facilities are any structures or land that are used f or public or private agriculturally related events, including competitions, exhibitions or displays of equestrian skills. An Agricultural Event
Facility is composed of all arenas, padd ocks, corrals, barns, show rings, box stalls, manure storage,
parking and access roads used by participants or attendees. Agricultural Event Facilities are not auction
houses, nor can they host weddings, receptions, concerts or other non-agriculturally related activities.
Speaking events are allowed in conjunction with agricultural activities utilizing livestock as part of the
activity.
The Morgan County Planning Commission or the Morgan County Board of Commissioners may impose
restrictions in addition to those contained in these regulations. Not all sites within each zoning
classif ication may be appropriate f or Agricultural Events. Particular emphasis will be given to the size of
the f acility, the character of the property involved, and its proximity to other uses. Potential adverse
impacts on adjacent or nearby residential areas will be considered.

Section 7.44.3 Site Requirements
The minimum lot size f or Agricultural Event Facilities shall be twenty (20) acres.
All agricultural event f acility structures, whether permanent or temporary (e.g. Buildings, grandstands or
tents), including outdoor arenas, paddocks, corrals and show rings, shall have a minimum setback of 100
f eet f rom all adjacent properties.
Parking areas f or passenger vehicles and animal trailers must be 50 f eet f rom all property lines. Parking
f or living quarters trailers and recreational vehicles must be 200’ f rom all property lines.
All event arenas, show rings, seating areas, observation areas and f ood service f acili ties, or any area with
loudspeakers, piped audio, or event lighting, must be a minimum of 500 f eet f rom the nearest residential
structure, not occupied by the event f acility owner.
Section 7.44.4 General Requirements
All Agricultural Event Facilities shall have an annual saf ety inspection by the Building Of f icial and valid
Occupational Tax Certif icate. Proof of liability insurance with a minimum amount of one million dollars
must be provided prior to issuance of an Occupational Tax Certif icate.
A Certif icate of Occupancy shall be issued f or all permanent Agricultural Event Facility structures.
All temporary buildings, enclosed tents and grandstands shall be inspected by the Building Of f icial prior to
the event.
Set-up f or any event shall not begin more than 48 hours prior to an event and must be removed within 48
hours af ter the end of an event unless prior approval is given f rom the Director of Planning and
Development.
No single event shall last longer that three (3) consecutive days unless pre-approved by the Director of
Planning and Development.
No event shall begin bef ore 7:00 a.m. and must end by 11:00 p.m.
Permanent toilet f acilities, as required by the International Plumbing Code f or sporting events, shall be
provided. Portable toilets may be utilized to supplement permanent toilet f acilities f or large f estival events.
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Non-sewered toilets that are treated with chemicals must conf orm to the provisions of the International
Plumbing Code, and all applicable regulations that apply to the disposal of sewerage.
Ample trash receptacles shall be provided in the event area and parking area.
Permanent or temporary lighting shall be provided f or any Agricultural Event Facility holding events af ter
dark or that allows individuals to remain on site af ter dark. All site lighting shall be down lighting and shall
be directed away and shielded f rom adjacent properties. For additional inf ormation f or site lighting, see
Article 22 of the Morgan County Zoning Ordinance.
The Agricultural Event Facility owner or manager must coordinate all parking. Parking spaces must be
provided f or the maximum number of people to be assembled at a rate of at least one parking space f or
every f our persons. Provisions must be provided f or overf low parking.
Adequate cell phone service must be available, or a telephone must be provided at the f acility f or public
use.
Section 7.44.5 Living Quarters Trailers
Living quarters trailers are permitted to stay up to 3 nights per event. Electrical hook-ups may be provided
but sewage pumping and storage is not allowed. Hookups shall require be a minimum of 30 amps, and
shall require an electrical permit and inspection.
All overnight stays shall comply with hotel-motel excise tax regulations (Morgan County Code of
Ordinances, Section 66-25, Excise Tax on Furnishings of Hotel-Motel Rooms).
Section 7.44.5 Outdoor Noise Levels
Noise levels generated f rom Agricultural Event Facilities shall not exceed 60 dbA. These sound levels
are to be measured in decibels in accordance with the standards promulgated by the American
National Standards Institute (ANSI), and shall be made with a sound level meter using the (a-)
weighting scale. Measurements shall be taken at the property line.
The Excessive Noise Ordinance (Chapter 46, Article II of the Morgan County Code of Ordinances) will be
strictly enf orced between the hours of 11:00 p.m. and 7:00 a.m.
Section 7.44.6 Saf ety and Security
The Planning and Development Of f ice and Morgan County Sherif f ’s Of f ice must be notif ied of pending
events a minimum of 14 days prior to the event, and must be provided with the date, length of time and
expected number of people. Inf ormation will be shared with other emergency services. The manager or
owner of the Event Facility may be contacted if the Planning and Development Of f ice, Sherif f’s Of fice or
other EMS of f ice has questions regarding the event.
Road closures must be coordinated with the Morgan County Sherif f ’s Of f ice and approved by the Morgan
County Board of Commissioners 45 days prior to the event.
Traf f ic lanes and other adequate access to event structures shall be designated and kept open f or access
and travel f or ambulances, f ire trucks, and other emergency vehicles.
Emergency medical staf f must be provided f or all competition events. Records of medical staf f present at
each event shall be maintained by the f acility owner.
The Agricultural Event Facility owner or manager is solely responsible f or assessing security needs and
providing adequate staf f .
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Fire extinguishing devices must be provided, suf ficient to meet all State and local standards and suf f icient
(knowledgeable) personnel must be present to operate such devices.
All equipment, regardless of power source, must comply with all Federal, State and local saf ety codes.
All vending areas and tents are subject to inspection by the Morgan County Building Inspectors.
Section 7.44.7 Food and Alcohol
The Agricultural Event Facility owner or manager is solely responsible f or ensuring that all f ood
concessionaries are properly licensed.
Events selling alcoholic beverages shall have an Alcoholic Beverage Catering License issued by Morgan
County and comply with Chapter 6, Alcoholic Beverage Ordinance of the Morgan County Code of
Ordinances.
Section 7.44.8 Signs
Permanent business signs must comply with Article 27 of the Morgan County Zoning Ordinance.
Directional signage must be provided a minimum of 12 hours and a maximum of 24 hours prior to an
event on the road with the f acility entrance. A total of 5 directional signs, with a maximum size of 12
square f eet each, shall indicate the f ollowing: 1. Entrance approaching in 300 f eet (each direction); 2.
Entrance approaching in 150 f eet (each direction); 3. Entrance location across the road f rom entrance.
Directional signs shall be removed within 12 hours of event.
Section 7.44.9 County Not Liable
The Event Facility must sign an agreement to save and keep Morgan County f ree and harmless f rom any
and all loss or damages or claims f or damages, including attorney’s f ees and litigation costs, arising f rom
or out of any event.
Prior to the issuance of an Occupational Tax Certif icate each year, an af f idavit must be signed by the
owner or manager of the Event Facility acknowledging responsibility f or all security needs, and adherence
to all Federal, State and local saf ety codes via self -inspections.
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Staff Report
Morgan County Planning Commission
Petition for: Conditional Use – Farmstay

Property location:
Property tax parcel:
Acreage:
Applicant:
Applicant’s Agent:
Property Owner:
Existing Use:
Proposed Use:

3790 Sandy Creek Road
017-025
43.61 acres
Anne Cleves Symmes
Anne Cleves Symmes
Farm, Residence
Farmstay

Summary
Anne Cleves
Symmes is
requesting
conditional use
approval for a
Farmstay on
43.61 acres
located at 3790
Sandy Creek
Road. The
property is
known as
Cedar Lane
Farm. The
property
contains two
historic
cemeteries,
which are
shown with pink crosses on the above image. The main residence is a c. 1830 farmhouse which is listed
on the National Register of Historic Places. The 2,564 square foot farmhouse contains 4 bedrooms,
according to the Tax Assessors information. The property also contains a 1,000 square foot secondary
home, which will be used as a caretaker’s residence, according to the applicant.
1
Morgan County Planning & Development
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Primary Residence – c. 1830 Farmhouse

Accessory dwelling – c. 1980

1

2
3

4

The property is located at the corner of Sandy Creek Road and Shepherd Road, near the intersection of
Sandy Creek Road and Highway 83. The area is sparsely populated and only 4 houses are in nearby
proximity. Distances are from the historic farmhouse on the subject property: House #1 – 2,638 feet;
House #2 – 1,070 feet; House #3 – 2,155 feet; and House #4 – 2,418 feet.
The property has two driveways and adequate sight distance on Sandy Creek Road. The property has
sufficient parking at the farmhouse.
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The Morgan
County Zoning
Map shows the
property is
zoned
Agricultural
(AG), indicated
by the dark
green color.
Agricultural
Residential
(AR)(light green)
is located on
Highway 83.

The current
Character Area
Map from the
Morgan County
Joint
Comprehensive
Plan shows the
property as
Neighborhood
Residential,
indicated by the
yellow color.
Morgan County
is currently
updating the
Comprehensive
Plan. The updated plan shows this part of the county as rural (light green), including the subject parcel.
Criteria for Consideration
Section 21.3.1 Required Findings from Conditional Use Approval from the Morgan County Zoning
Ordinance:
1. Adequate provision is made by the applicant to reduce any adverse environmental impacts of
the proposed use to an acceptable level;
2. Vehicular traffic and pedestrian movement on adjacent streets will not be substantially hindered
or endangered;
3
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3. Off-street parking and loading, and the entrance to and exit from such parking and loading, will
be adequate in terms of location, amount and design to service the use;
4. Public facilities and utilities are capable of adequately serving the proposed use;
5. Granting the request would not be an illogical extension of a use which would introduce
damaging volumes of (1) agricultural, (2) commercial, (3) industrial, or (4) high density
apartment use into a stable neighborhood of well-maintained single family homes, and likely
lead to decreasing surrounding property values, neighborhood deterioration, spreading of
blight, and additional requests of a similar nature which would expand the problem;
6. Granting the request would not lead to congestion, noise and traffic hazards or ove rload public
facilities, current or planned;
7. Granting the request would conform to the general expectation for the area population growth
and distribution according to the Comprehensive Land Use Plan;
8. Granting the request would not lead to a major negative change in existing (1) levels of public
service, (2) government employees or (3) fiscal stability;
9. Granting the request would not have a “domino effect,” in that it becomes the opening wedge
for further rapid growth, urbanization or other land-use change beyond what is indicated in the
Comprehensive Land Use Plan.
Staff Comments
Chapter 7.33 of the Morgan County Zoning Ordinance requires a Farmstay to have a minimum of five
educational activities available to guests. The applicant has submitted 8 educational activity descriptions
as well as the required associated maps. The applicant addressed each requirement of Chapter 7.33 in
her submittal. Please see attached.
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Chapter 7.33 Farmstays
The property proposed for a Farmstay is at least 5 acres or greater in size.
No more than five guest rooms shall be allowed.
Accommodations for no more than fifteen total guests shall be allowed.
Food shall be served only to registered guests, and the price of meals shall be included in the price of the
overnight accommodations.
Lodging and meals shall be incidental and not the primary function of the Farmstay establishment.
Must meet the requirements of the Morgan County Health Department, if applicable.
Must provide an educational program outline which includes the following, at a minimum:
•Why the particular location is suited to be used for agricultural education and how the
establishment will promote agricultural education;
•A description of each activity, including proposed equipment to be used, any possible risks and
how such risks will be minimized;
•A description of any possible adverse impacts to neighboring properties and how such impacts
will be minimized;
•A minimum of five educational activities that will be available to guests as soon as the facility
opens;
•A map or drawing of the farm, identifying structures and land features that will be used during
educational activities.
No motorized off road vehicles shall be used for recreational purposes, but may be used as a part of
normal farming functions.
Parking for Farmstay establishments must be contained on the property and cannot be on the street.
Farmstays must obtain a yearly Occupational Tax Certificate, which will require a safety code compliance
inspection prior to issuance.
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Staff Report
Morgan County Planning Commission
Petition for: Variance – Maximum size for an Accessory
Dwelling

Property location:
Property tax parcel:
Acreage:
Applicant:
Applicant’s Agent:
Property Owner:
Existing Use:
Variance Requested:

5361 Sandy Creek Road
009-023
9.21 acres
Ginny VanOostrom for Sowhatchet Plantation LLC
Sowhatchet Plantation LLC
Residence with event facility
Use existing residence as accessory dwelling

Summary

Ginny
VanOostrom,
on behalf of
Sowhatchet
Plantation LLC,
is requesting a
variance to the
maximum size
for an
accessory
dwelling for
9.21 acres
located at the
corner of Sandy
Creek Road and
Fairplay Road.
The property is
used as a
residence and
as a
grandfathered
event facility.
1
Morgan County Planning & Development
150 E. Washington Street, Suite 200
Madison, Georgia 30650

- 57 -

Section 7.2.1 Purpose and Intent
It is the purpose of this chapter to regulate the establishment of accessory dwellings within or in
conjunction with single-f amily dwellings, while preserving the character of single-f amily neighborhoods.
The primary purpose of this chapter shall be to permit establishment of additional living quarters within
single-f amily residential neighborhoods in order to make it possible f or adult children to provide care and
support to a parent or other relatives in need of assistance. A maximum of one accessory dwelling shall
be permitted as subordinate to a new or existing single-f amily dwelling if the accessory dwelling and lot
meet the requirements of this chapter. No accessory dwelling shall be constructed prior to the
construction of the principal dwelling.
Section 7.2.7 Size and Connectivity
Detached accessory dwellings are limited to a minimum of 300 square f eet and a maximum of 1200
square f eet enclosed, heated or unheated. Unenclosed porches do not count towards the unheated area.
Detached accessory dwellings may be constructed on a slab or crawlspace f oundation only; no
basements are permitted.
An accessory dwelling may be located within the principal dwelling, in areas such as, the basement, or
above an attached garage, or attached as a wing connected by conditioned space. Accessory dwellings
attached to a principal dwelling shall not be attached by a breezeway or unconditioned s pace such as a
garage.
An accessory dwelling shall share the same driveway as well as the same electrical service meter and
address as the principal dwelling.
Section 7.2.3 Existing Dwelling to be used as an Accessory Dwelling
If an existing dwelling meets or exceeds the maximum square f ootage and an additional separate
dwelling exceeding the maximum square f ootage f or an accessory dwelling is desired, the property must
be split to allow f or a second principal dwelling, or a Variance must be requested .

Examination of the Sections from Chapter 7.2 of the Morgan County Zoning Ordinance, above (full
language from Chapter 7.2 is attached for reference), shows that a primary dwelling must come first, but
a property owner may request a variance if they have a primary dwelling and wish to construct a second
home larger than 1200 square feet, which is the maximum square footage for an accessory dwelling, but
the minimum for a primary dwelling. The ordinance gives instructions to split a property, if applicable , to
construct the second home. In this case, the property is zoned Agricultural (AG) and requires a minimum
of 5 acres per lot. The property is 9.21 acres and cannot be split.
The applicant is requesting approval to build a second, larger, home even though the existing home on
the property meets the definition of a primary dwelling by having more than 1200 square feet. The
1,984 square foot residence was a historic store and was remodeled into a residence in 2016. The
residence was used occasionally by event guests but was not used as a residence until 2020, when the
applicant sold her home elsewhere in the county and moved onto the property.
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The front porch of the c.
1800 store-turnedresidence(marked with
the red star) is within the
county right-of-way. The
areas at the intersection
off both roads are gravel
and have been used
historically as a parking
lot. These parking areas,
which are mostly on the
right-of-way, were not
necessarily used for the
store, which has been
closed for many years,
but by locals and
travelers who wanted to
pull over or as a meeting
spot. The applicant has
stated that despite the
placement of “private
residence” signs, people
have continued to use
the parking areas. The
applicant’s letter states
that this has led to
numerous issues with people outside her porch or windows and even attempts to enter her home.
Staff has had conversations with the applicant about the use of county right-of-way. Legally, drivers are
allowed to pull over on the right-of-way. With the structure located partially on the right-of-way, cars
that pull over are sometimes parked only feet from the applicant’s front porch or bedroom window.
The applicant used to park off of the right-of-way behind the house, but after erecting a privacy fence,
the applicant now parks her personal and business vehicles on the right-of-way (see two vehicles in
photo above). This complicates the issue as it creates the appearance of a parking lot on the gravel areas
and may encourage drivers to pull over.
The following are photos and emails submitted by the applicant. Not all are dated, and they are not in
chronological order, but the applicant began contacting Staff about her concerns last summer.
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Criteria for Consideration
From the Morgan County Zoning Ordinance. Section 20.3.1, Required Findings for Variance Approval:
1. There are extraordinary and exceptional conditions pertaining to the property because of size,
shape and topography;
2. The literal application of this Ordinance would create an unnecessary hardship;
3. A variance would not cause substantial detriment to public good and impair the purposes and
intent of this Ordinance;
4. A variance would not confer upon the property of the applicant any special privilege denied to
other properties in the district;
5. The special circumstances surrounding the request for the variance are not the result of acts of
the applicant;
6. The variance is not a request to permit a use of land, buildings, or structures which is not
permitted by right or by conditional use in the district;
7. The zoning proposal is consistent with all standards and criteria adopted by Morgan County;
The variance is the minimum variance that will make possible an economically viable use of the
land, building or structure
Staff Comments
The house is located very near Fairplay Road and partially on the right-of-way of Sandy Creek Road.
Drivers are legally allowed to use the right-of-way. The applicant knew the structure was on the right-ofway when the former store was remodeled into a residence. Morgan County Planning and Development
did not contest the modification of the old commercial building into a residence because the building
was historic, significant to the community and in desperate need of repair. The proximity of the
structure to the intersection was considered by Staff but how the public would interact with a residence
in that location could not be anticipated.
Staff discussed the construction of a 1200 square foot accessory dwelling on the property, but the
applicant is requesting more than 1200 square feet. The applicant has not identified the square footage
of the proposed second home. The applicant sought advice about a variance to reduce the necessary
acreage to split her property, but the ordinance does not allow a variance to minimum acreage.
Staff discussed the possibility of removing the kitchen and showers from the structure so it would not be
considered a residence, which would remove the need for a variance. The applicant considered the
option and declined, stating that too much had been spent on the renovation.
Staff’s main concern is the potential precedent. If approval is recommended to the Board of
Commissioners, Staff recommends adding clarification that the consideration is due to safety concerns
and the proximity to the right-of-way.
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MORGAN COUNTY PLANNING AND DEVELOPMENT
150 East Washington Street, Suite 200
P.O. Box 1357
Madison, Georgia 30650
(706)342-4373 Office ∙ (706)343-6455 Fax

Memorandum
Date: April 14, 2022
To: Board of Commissioners
From: Chuck Jarrell, Director
Re: Helen Cox - 1491 Mission Road, Madison, Georgia 30650

Ms. Cox resides at 1491 Mission Road. Her property consists of ten (10) acres with 386.61 feet of road
frontage on Mission Road. The subject property is currently zoned Agricultural Residential (AR), which
requires a minimum of two (2) acres and 300 foot of road frontage per lot. Ms. Cox wants to subdivide
her lot for a family member but does not have the required road frontage to do so.
As you know, we removed the family exemption from the Development Regulations on April 6, 2021.
This exemption allowed a property owner to subdivide a minimum acreage parcel per zoning with no road
frontage for an immediate family member. This provision became problematic, so it was removed as an
option.
The current regulations would require Ms. Cox to have 600 feet of road frontage to subdivide her property
into two tracts. The other option would be to install a new street into the property and subdivide parcels
off the new street.
If you have any questions, please do not hesitate to contact me.
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qPublic.net - Morgan County, GA - Report: 046 074

Morgan County, GA
Summary
Parcel Number
Location Address
Legal Description
Class

046 074
1491 MISSION RD
N/A
A4-Agricultural
(Note: This is for tax purposes only. Not to be used for zoning.)
UNINCORPORATED (District 01)
25.193
10
Yes (S1)
1/

Tax District
Millage Rate
Acres
Homestead Exemption
Landlot/District
View Map

Owner
COX HELEN
1491 MISSION ROAD
MADISON, GA 30650

Rural Land
Type

Description

Calculation Method

Soil Productivity

Acres

RUR

A-D Small Tract

Rural

3

10

Mobile Homes
Style

Manufacturer

Model

Year Built

Width Length

Serial Number

Condition

Value

Mobile Homes

ARTCRAFT

UNKNOWN AVERAGE

1985

28 x 66

VA30211994A&B

Average

$18,045

Accessory Information
Description

Year Built

Dimensions/Units

Identical Units

Value

Site Improvement - Low

2002

0x0 / 1

0

$1,900

Sales
Sale Date

Deed Book / Page

Plat Book / Page

7/26/2006

408 20

13 100

9/24/1984

119 662

13 100

Sale Price Reason
$0 DEED OF GIFT, QUIT CLAIM, ESTATE SALE
$11,000 NOT ON OPEN MARKET (LESS THAN 1,000) UNDEFINED

Grantor

Grantee

COX HELEN & MELVIN

COX HELEN

CONNER MAXIE

COX HELEN &
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