
HABERSHAM COUNTY BOARD OF COMMISSIONERS 

EXECUTIVE SUMMARY 

SUBJECT: City of Baldwin Annexation of approximately 45 acres (Parcels 050 002C, 050 047B, 048 022, 
048 022A, and 048 023)

DATE: August 10, 2026                                                                    (X) RECOMMENDATION
(  ) POLICY DISCUSSION

BUDGET INFORMATION:  (  ) STATUS REPORT
ANNUAL- N/A  (  ) OTHER
CAPITAL- N/A 

COMMISSION ACTION REQUESTED ON: August 17, 2026

PURPOSE:  As required by Georgia law, the City of Baldwin has notified Habersham County of a proposed 
annexation application consisting of five (5) parcels totaling approximately 45 acres. The Board of 
Commissioners have an opportunity to object if you feel the proposed annexation will create some issue with the 
potential land use or service issues.  If objecting, the County must notify Cornelia within forty-five (45) days and  
enter an arbitration process. Staff feel there are two potential areas on which the BOC may object: 1) the 
proposed change in land use and 2) the uncertain annexation of parcel 048 023A.  

BACKGROUND / HISTORY: The City of Baldwin is required to provide an opportunity for the Board of 
Commissioners to object to the proposed annexation. This is a portion of the property recently denied for 
annexation by Cornelia and previously requested by Baldwin but withdrawn due to notification issues. 

FACTS AND ISSUES: Staff have reviewed the proposed annexation and find the following:  

a. The proposed annexation does not appear to create an unincorporated island. However, 
there are questions regarding parcel 048 023A. This parcel is shown to not be part of the 
annexation but is later shown to be part of the overall shopping center site plan.   

c.    The proposed use of the property is a shopping center with access off Duncan Bridge. 
There is also a large 40 acre parcel (048 024) not depicted as part of the shopping 
center.   

d. The proposed zoning of HB zoning is inconsistent with the recommended Suburban 
Transition which is the larger portion of the property. 

e.     The property is currently within the SR, Suburban Residential District in the County. 
This is a residential district which does not allow commercial uses.  

f.     The BOC must vote for objection only and it must be based on a “material increase in 
burden” related to:  
(a) Proposed change in zoning or land use;  
(b)Proposed increase in density; or 
(c) Infrastructure demands related to the proposed change in zoning or land use. 



OPTIONS: The Board of Commissioners could act on these applications as follows: 
1. Vote to have objections to the proposed annexation based on the proposed change in zoning and the 

uncertainty of parcel 048 023A.   
2. Vote to have no objections to the proposed annexations.  
3. Take no action, thus having no objections. 
4. Commission defined alternative. 

RECOMMENDED SAMPLE MOTION: I move to object to the proposed annexation due to the proposed 
change in zoning or land use. 

DEPARTMENT: 
Prepared by:  Mike Beecham 

Director ______________________________ 

ADMINISTRATIVE 
COMMENTS:_____________________________________________________________________________
_________________________________________________________________________________________
_________________________________________________________________________________________

_______________________________ DATE:_____________________ 
County Manager



STAFF REVIEW AND ANALYSIS OF ANNEXATION REQUEST

Per O.C.G.A. § 36-36-113 (set forth in full at the end of this document for your ease of reference), 
a land use objection can be made by majority vote of the Board of Commissioners in the event of 
a material increase in burden upon the County which is quantifiable and otherwise meets the 
requirements of the statute. In order for a land use objection to be considered timely, it must be 
completed in time for the BOC to vote upon it in open session and served upon the annexing 
municipality within 45 days of receipt of notice of annexation via hand delivery, electronic mail, 
certified mail, or statutory overnight delivery, provided that the means of delivery allows for 
verification for the delivery of such notice.  

City  Baldwin 

Property to be Annexed 
Tax ID number 

050 002C (portion), 050 047B, 048 022, 048 022A, 048 
023 

Applicant  Cook Construction and Real Estate 

Receipt of Annexation Notice Date  July 20, 2026 

45-day period to object expires on September 4, 2026 

Meeting date the Board of Commissioners must decide whether to 
object 

August 17, 2026* 

Staff is requested to review the application for annexation and provide a response to the following 
questions. 

Is the property to be annexed contiguous to city jurisdictional boundary? Yes 

Future Development Map designation Suburban Transition / Corridor Overlay 

Current zoning (County) SR, Suburban Residential District 

Surrounding / Contiguous City Future 
Development Map

Overlay Corridor 

Surrounding County Future Development Map Suburban Transition 

Does this annexation create an “island” of unincorporated land? No 

1) If the application is granted will there be a material increase in burden upon 
the County directly related to :

a)  the proposed change in zoning or land use?  Yes 
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b)  the proposed increase in density? No 

c)  infrastructure demands related to the proposed change in zoning or land 
use?

Yes 

2) Will delivery of services be affected by the annexation? 
 No 

If the answer to (2) is yes, is the affect on delivery of services directly related 
to

a) the proposed change in zoning or land use? Yes 

b) the proposed increase in density? Yes 

c) infrastructure demands related to the proposed change in zoning or land 
use? 

Yes 

Note: Delivery of services may not be a basis for a valid objection but may be used in support 
of a valid objection if directly related to one or more of the subjects enumerated in items (a), 
(b), and/or (c) of Section 1 above. 

3) If there is a material increase in burden caused by items (a), (b), and/or (c) 
of Section 1 above, can your department provide evidence of any financial 
impact?   

Yes 

If the answer to (3) is yes, please provide the evidence: (a) and (b) The uses in the proposed 
zoning of HB, Highway Business are much more intensive and generate much more traffic than 
those permitted in the County zoning of SR, Suburban Residential District. The uses listed in 
the attached SR permitted uses are generally residential in nature. In Baldwin’s HB, Highway 
Business District, uses which generate much more traffic are permitted. Grocery stores, 
convenience stores with attached gas pumps, banks, and drive-through restaurants are examples 
of high traffic uses allowed in HB. Overall, there is a significant difference between the existing 
zoning and the proposed zoning.   

(c) The proposed concept plan submitted with the annexation will result in approximately 24,000 
new trips per day based on the trip generation numbers available in the latest volume of trip 
generation provided by the Institute of Transportation Engineers (ITE).  

The existing four lane of HWY 365 has a GDOT provided traffic count of 28,800 while Duncan 
Bridge Road has a count of 5,910 north of this site and 4,550 south of HWY 365, which is a 
county-maintained road. In addition, county-maintained Level Grove Road is just north of this 
site and can expect a drastic increase from the existing count of 4,650. A traffic impact study 
can forecast the impact on these surrounding roads, but one hasn’t been provided to determine 
the exact impact on the county roads. It is safe to say there will be a massive impact on county 
infrastructure if the annexation is approved. 
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In addition, the additional traffic in the area will increase the need for additional first responders. 
Per GDOT accident data, the Duncan Bridge Road and HWY 365 intersection have the third 
most accidents in Habersham County with 200 accidents over the last year. 59 of those accidents 
resulted in injuries and one fatality. In addition, the Duncan Bridge Road and Level Grove Road 
intersection, just north of the proposed development had 41 accidents over the last year. Given 
the amount of traffic on Duncan Bridge Road is forecasted to increase by a factor of eight to ten, 
the amount of accidents can be expected to increase dramatically. While the Duncan Bridge 
Road/HWY 365 intersection is City of Baldwin responsibility for law enforcement, the 
ambulances are provided by Habersham County Emergency Services. The number of accidents 
at this and other county intersections can be expected to increase due to the additional traffic. 

4(a) Does the proposed annexation result in a substantial change in the 
intensity of the allowable use of the property or a change to a significantly 
different allowable use? 

Yes 

4(b)Does the proposed annexation result in:

A) a use which significantly increases the net cost of infrastructure? No 

B) a use which significantly diminishes the value or useful life of a capital outlay 
project, as such term is defined in O.C.G.A. 48-8-110, which is furnished by the 
county to the area to be annexed? 

No 

If the answer to 4(a) or either subpart to 4(b) is yes, then: 

c) Does the proposed annexation authorize or result in a land use that differs 
substantially from the existing uses suggested for the property by the county's 
comprehensive land use plan? 

Yes 

d) Does the proposed annexation authorize or result in a land use that differs 
substantially from the existing uses permitted for the property pursuant to the 
county's zoning ordinance or its land use ordinances? 

Yes 
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Comments:
 There are questions about parcel 048 023A. It is not listed in the annexation letter from 
Baldwin dated July 17, 2026, but the provided site plan shows the parcel becoming part of the 
shopping center. Will this property be annexed at a later date or is it proposed to remain in 
unincorporated county?  

Staff Recommendation: The proposed change in zoning, from SR, Suburban Residential 
District to HB, Highway Business District is significant enough to object to the annexation.   

O.C.G.A. § 36-36-113. Reasons for objection to annexation

(a) The county governing authority may by majority vote, as defined by applicable general or 
local law, object to the annexation because of a material increase in burden upon the county 
directly related to any one or more of the following: 

(1) The proposed change in zoning or land use; 

(2) Proposed increase in density; and 

(3) Infrastructure demands related to the proposed change in zoning or land use. 

(b) Delivery of services may not be a basis for a valid objection but may be used in support of a 
valid objection if directly related to one or more of the subjects enumerated in paragraphs (1), 
(2), and (3) of subsection (a) of this Code section. 

(c) The objection provided for in subsection (a) of this Code section shall document the nature of 
the objection specifically providing evidence of any financial impact forming the basis of the 
objection and shall be delivered to the municipal governing authority and the department by 
verifiable delivery to be received not later than the end of the forty-fifth calendar day following 
receipt of the notice provided for in Code Section 36-36-111. 

(d) In order for an objection pursuant to this Code section to be valid, the proposed annexation 
must: 

(1) Result in: 

(A) A substantial change in the intensity of the allowable use of the property or a 
change to a significantly different allowable use; or 

(B) A use which significantly increases the net cost of infrastructure or 
significantly diminishes the value or useful life of a capital outlay project, as such 
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term is defined in Code Section 48-8-110, which is furnished by the county to the 
area to be annexed; and 

(2) Authorize or result in a land use that differs substantially from the existing uses 
suggested for the property by the county's comprehensive land use plan or permitted for 
the property pursuant to the county's zoning ordinance or its land use ordinances. 
























































































































