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1 Applicant Information 

1.1 Jurisdiction and Local Government Information 

Local Government: Effingham County 

Contact Person: Kimberly Barlett 

Contact: (912) 754-2128 | kbarlett@effinghamcounty.org  

Developer: Stanley Martin Homes/Anthony Rocco 

1.2 Project Description 

DRI #4600 is a Residential development project consists of 1,300 single-family units, 
community parks, green space, walking trail system, and an amenity building. A portion 
of the site will be dedicated to Effingham County for a future park addition. The properties are 
currently zoned Agricultural Residential (AR-1). The development is requesting a rezoning 
of the properties to Single-family Traditional Neighborhood Design Residential District 
(R-5). 

1.3 Site Information 

Site Overview 

The project is located on Zittrouer Road in Guyton on parcels 03740018, 03740042, and 
03740042A00.  

The attached site plan illustrates the proposed layout of the development.  

Character Area/Future Land Use 

According to the Future Land Use Map, the site is within an Agricultural-Residential zone. 
According to the adopted local comprehensive plan, these areas are predominantly residential 
areas characterized by mix of housing types, including single-family homes, apartment 
buildings, townhomes, and other residential dwellings. 

Zoning Classification 

The site is located within Agricultural Residential (AR-1) district. This district is intended to 
preserve the county’s rural character while protecting natural resources and supporting both 
active and passive recreational uses. The proposed rezoning is Single-family Traditional 
Neighborhood Design Residential District (R-5), which promotes compact, higher-density 
residential development that reflects the principles of traditional neighborhood design. This 
district also encourages walkable, interconnected communities, smaller lot sizes, and 
pedestrian-oriented streetscapes. 

2 Consistency and Compatibility Analysis 

2.1 Consistency with the Comprehensive Plan 

The proposed development is compatible with surrounding land uses and is generally 
consistent with the adopted local comprehensive plan. The site is surrounded by some 
scattered residential establishments. The site is also close to a Development-Suburban Node at 

mailto:kbarlett@effinghamcounty.org
https://www.effinghamcounty.org/DocumentCenter/View/6880/Joint-Comprehensive-Plan
https://www.effinghamcounty.org/DocumentCenter/View/6880/Joint-Comprehensive-Plan
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Midland Road and Blue Jay Road intersection, which is an area designated for concentrated 
growth, development, and investment.  

2.2 Consistency with the Regional Plan of Coastal Georgia 

Since 1964, the Coastal Regional Commission of Georgia (CRC) has been dedicated to serving 
the ten counties and thirty-five cities of Coastal Georgia. The CRC region encompasses Georgia’s 
eastern shore, stretching almost 100 miles from the northern tip of Savannah to the southern 
city of St Marys. The region is home to historic towns, industries, military installations, major 
ports including the fourth busiest and fastest-growing container terminal in the U.S., and a 
thriving tourism trade, each driving some part of the region’s economic engine. Equally 
important, one finds abundant wildlife, beautiful beaches, and over 2,300 miles of tributaries 
and salt marshes. 

In 2022, the CRC Council adopted the updated Coastal Georgia Regional Plan to satisfy planning 
requirements for regional commissions established under the Georgia Planning Act and the 
Department of Community Affairs’ Regional Planning Requirements. The plan aims to secure a 
successful future for the region’s communities and achieve a common vision through 
comprehensive planning and collaborative implementation. 

The CRC recommends that the applicant and local government review the Coastal Georgia 
Regional Plan to ensure that the proposed development is consistent with the Implementation 
Program in relation to: 

• Water and Wastewater 

• Stormwater 

• Transportation 

• Cultural and Historic Resources 

• Natural Resources 

• Regional Growth Management 

• Economic Development 

• Tourism 

• Quality of Life 

• Coastal Vulnerability 

• Governance Regional Land Use Map 

Regional Land Use 

The Regional Land Use Map analyzes current development patterns in terms of urbanization. 
Three categories are used to represent these patterns: 

• Rural areas are not expected to urbanize or require urban services in the next 20 years. 
These areas are characterized by sparsely developed non-urban areas where the land 
is primarily used for farming, forestry, and very low density residential or open space 
uses. 

• Developing areas are expected to urbanize and require provision of new urban 
services in the next 20 years. These services will include water and sewer service at a 
minimum. 

• Developed areas are currently exhibiting urban type development patterns and 
currently have access to urban services. These areas typically include higher density 
residential areas, along with industrial and commercial developments. 

https://crc4.sharepoint.com/sites/CRCPlanning/Planning%20Documents/Forms/AllItems.aspx?id=%2Fsites%2FCRCPlanning%2FPlanning%20Documents%2FRegional%20Planning%2FRegional%20Plan%2F2022%20Update%2F2022%20CRC%20Regional%20Plan%20Final%20Adopted%20Draft%2Epdf&parent=%2Fsites%2FCRCPlanning%2FPlanning%20Documents%2FRegional%20Planning%2FRegional%20Plan%2F2022%20Update&p=true&ga=1
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The proposed development is located mostly within Rural area with a small portion of 
Developed area.  

Area Requiring Special Attention (ARSA) 

The Areas Requiring Special Attention Map was developed by considering the Regional Land 
Use Map and incorporating local comprehensive plans and the regionally important resources 
map to evaluate land use trends within the region and identify areas requiring special attention. 
These areas include: 

• Threatened Regionally Important Resources: Areas where crucial natural or 
cultural resources are likely to be impacted by development 

• Rapid Development: Areas where rapid development or change of land uses are likely 
to occur, especially where the rate of development has and/or may outpace the 
availability of community facilities and services, including transportation. 

• Redevelopment: Areas in need of redevelopment and/or significant improvements to 
aesthetics or attractiveness. 

The Areas Requiring Special Attention Defining Narrative includes a list of recommended 
development patterns, types of land uses, and implementation measures. 

According to the ARSA Map, the site is within an area of significant natural resources with a 
small portion of areas in need of redevelopment. 

Green Infrastructure 

As part of the Conservation area in the Coastal Land Use Map, Green Infrastructure 
encompasses features such as wetlands, floodplains, streams, prime agricultural lands, and 
habitats for endangered species or state-listed species. These areas include vital riparian 
buffers along water bodies and wetlands. Protecting coastal Georgia’s green infrastructure 
network helps  

• Maintain biodiversity and ecosystem health 

• Safeguard native species 

• Minimize landscape disruption and invasive species spread 

• Improve water quality 

• Support sustainable land use planning and stormwater management 

• Promote transportation connectivity 

• Encourage ecotourism and outdoor recreation 

• Strengthen the local economy 

• Enhance residents’ quality of life 

According to the Green Infrastructure Map, the site is within the Core, Corridor, and Multi-
Use Buffer areas. The properties also contain Freshwater Emergent Wetland and 
Freshwater Forested/Shrub Wetland. The majority of the site is located within Flood Zone 
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A. These are areas with a 1% annual chance of flooding and are considered part of the special 
flood hazard area (SFHA). 

2.3 Coastal Stormwater Supplement 

The applicant indicated that approximately 20% of the project site is expected to be covered 
by impervious surface upon completion. The applicant indicated that ponds will be located 
throughout the site to manage stormwater runoff. A flood study has been submitted and 
modeling will be used to ensure the project will fall under a “No-Rise” condition upon project 
completion. 

2.4 Comprehensive Economic Development Strategy 

The CRC serves as the designated Economic Development District (EDD) for six coastal and 
four inland counties, as recognized by the U.S. Department of Commerce’s Economic 
Development Administration (EDA). In alignment with EDA requirements, the region’s 
Comprehensive Economic Development Strategy (CEDS) is updated and submitted every five 
years. 

The 2017-2022 CEDS outlines a collaborative regional planning process that brings together 
public and private sector partners to create a roadmap for strengthening and sustaining coastal 
Georgia’s economy. The document includes a detailed analysis of the regional economy and 
serves as a foundation for establishing goals and objectives, implementing a plan of action, and 
identifying investment priorities and funding sources. 

By maintaining an up-to-date CEDS, the region remains eligible for EDA investment assistance, 
which can support local infrastructure improvements, technology-driven economic initiatives, 
and responses to sudden and severe economic disruptions. 

Population and Employment Trends 

 2000 2010 2020 2024 2030 
Effingham 37,535 52,250 64,769 69,143 82,568 

Source: U.S. Census Bureau Decennial Census 2000-2020; U.S. Census Bureau American 
Community Survey 5-Year Estimates; and Georgia Governor’s Office of Planning and Budget 
Population Projects, County Population 2024-2060 (https://opb.georgia.gov/census-
data/population-projections). 

According to the U.S. Census Bureau, the county’s population has grown from 37,535 in 2000 
to 64,769 in 2020, representing a 73% increase. Population in the county is projected to reach 
82,568 by 2030 according to the Georgia Governor’s Office of Planning and Budget. Regionally, 
the coastal Georgia area is expected to see a substantial growth as well, with the population 
rising from 558,350 in 2000 to a projected 842,715 in 2030. 

Employment across the region is also expected to increase significantly. According to the 
Georgia Coast 2030: Population Projections for the 10-county Coastal Region published by the 
Center for Quality Growth and Regional Development at the Georgia Institute of Technology, 
the coastal Georgia region supported approximately 312,400 jobs in 2000. By 2030, that figure 
is expected to reach 435,050 jobs, reflecting an economic expansion of 39%. According to the 
U.S. Bureau of Labor Statistics, unemployment rate in Effingham County was 3.2 in November 
2025, which is slightly lower than the unemployment rate of 3.5 in Georgia. 

https://static1.squarespace.com/static/604a5742bda3355b81a9d706/t/60a2bfa98b42b505d0bc650d/1621278644321/CEDS_2017_2022.pdf
https://opb.georgia.gov/census-data/population-projections
https://opb.georgia.gov/census-data/population-projections
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2.5 Economic Impact 

The proposed development has an estimated build-out value of $455,000,000. Upon 
completion, the proposed development is expected to generate an estimated $6,200,000 in 
annual local tax revenue. According to the applicant, the existing regional workforce is 
sufficient to meet the labor demands of the project, and the development is not anticipated to 
displace any existing uses. 

2.6 Transportation Impact 

A traffic study has been conducted for the proposed development. The applicant estimated that 
the project will generate approximately 1,267 peak-hour vehicle trips per day. Traffic 
improvements will be implemented: 

• Single lane roundabout located at Midland Road and Zittrouer Road 
• Westbound right-turn lane at SR30 and Zittrouer Road 
• Westbound right-turn lane at SR17 and SR30 
• Right-turn bypass lane at SR30 and Blue Jay Road 
• Left-turn lanes at Midland Road and site access point 

3 CRC Resources 

3.1 Regional Commission Recommendations and Environmental 
Considerations 

The following comments from the CRC are recommendations. The CRC is not the approving 
body for new developments in Effingham County, that authority rests with locally elected 
representatives. The CRC is tasked with providing public notice, an opportunity for public 
comment, and recommendations based on existing comprehensive plans and best planning 
practices. 

Water conservation is a key planning priority in coastal Georgia, particularly in support of long-
term resource stewardship. The CRC strongly encourages the use of native or drought-tolerant 
landscaping and recommends the applicant to review the Coastal Georgia Regional Water Plan 
to ensure that the best practices for water efficiency, landscaping, and stormwater management 
are incorporated into site design. 

The CRC strongly advises the applicant to evaluate the potential impacts on the overall drainage 
system and flood risks associated with the proposed development, taking into account FEMA 
flood zone designation. 

The CRC has reviewed the comments submitted by Coastal Communities United and Erin 
Zipperer regarding transportation infrastructure, traffic and safety, drinking water, flooding, 
wetlands, and school capacity. We encourage the applicant to carefully review and consider 
these concerns. 

3.2 Public Comments 

Public comments were received on or by February 3, 2026 and are included as Attachment F. 

  

https://waterplanning.georgia.gov/coastal-georgia-regional-water-plan
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Attachment A 

 Site Concept Plan 
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Attachment B 

Future Land Use Map 
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Attachment C 

Zoning Districts Map 
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Attachment D 

Regional Impact Maps 
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Attachment E 

Property Record Card 

  



Please wait to apply for homestead until your name appears under the "Owner" section below.

Apply for Homestead Exemption

2025 Assessment Notice (PDF)
2024 Assessment Notice (PDF)
2023 Assessment Notice (PDF)
2022 Assessment Notice (PDF)

2025 CUVA Notices (PDF)

Public Comment Card

Sales Questionnaire

Parcel Number 03740018
Account/Realkey 9391
Location Address ZITTROUER RD
Legal Description 155.69 AC COMBINE 374-18CUV 2016 CUVA

(Note: Not to be used on legal documents)
Class V5-Consv Use

(Note: This is for tax purposes only. Not to be used for zoning.)
Zoning AR-1
Tax District 01-County (District 01)
Millage Rate 29.526
Acres 155.69
Neighborhood 03740: LAND: 00000 / BLDG: 00000 (000909)
Homestead Exemption No (S0)
Landlot/District N/A

View Map

HUGHES BRETT S
5132 JEFFERIES HWY
WALTERBORO, SC 29488

Type Description Calculation Method Soil Productivity Acres

RUR Woodland Rural 3 0.77

RUR Woodland Rural 7 66.22

RUR Woodland Rural 8 0.32

RUR Woodland Rural 9 88.38

Type Description Soil Productivity Acres

CUV Agland 93 7 0.2

CUV Agland 93 7 1.28

CUV Agland 93 6 0.72

CUV Timberland 93 8 39.62

CUV Timberland 93 8 4.74

CUV Timberland 93 7 27.16

CUV Timberland 93 5 0.08

CUV Timberland 93 8 0.35

CUV Timberland 93 8 81.54

Homestead Application

Assessment Notice

CUVA / FLPA Notices

Public Comment Card

Sales Questionnaire

Summary

Owner

Rural Land

Conservation Use Rural Land

Effingham County, GA

https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=4&PageID=10984&KeyValue=03740018
https://venturi.blob.core.windows.net/fd-6338/03740018/0?sv=2025-11-05&se=2026-01-21T15%3A03%3A21Z&sr=b&sp=r&rscd=inline%3B+filename%3D%2203740018_0.pdf%22&sig=%2B9Fs9YyePDTnyzibbKjbAJb4PpNbAVaJ3wvBtmW2HBc%3D
https://venturi.blob.core.windows.net/fd-5364/03740018/0?sv=2025-11-05&se=2026-01-21T15%3A03%3A21Z&sr=b&sp=r&rscd=inline%3B+filename%3D%2203740018_0.pdf%22&sig=dZZ0UzKw7A6xzGtKrSR21B2m5wivbSwZ%2FLHPX5WiTLY%3D
https://venturi.blob.core.windows.net/fd-4616/03740018/0?sv=2025-11-05&se=2026-01-21T15%3A03%3A21Z&sr=b&sp=r&rscd=inline%3B+filename%3D%2203740018_0.pdf%22&sig=%2F8W1vhiG%2BBYqdKcjKrFZRavtP4dVfA3FfVL4BBhwTlI%3D
https://venturi.blob.core.windows.net/fd-4075/03740018/0?sv=2025-11-05&se=2026-01-21T15%3A03%3A21Z&sr=b&sp=r&rscd=inline%3B+filename%3D%2203740018_0.pdf%22&sig=bS4Lc0vnnZrobK9imMgigEZBUBhBnyFRcAtSwW5ncpU%3D
https://venturi.blob.core.windows.net/fd-6630/03740018/0?sv=2025-11-05&se=2026-01-21T15%3A03%3A21Z&sr=b&sp=r&rscd=inline%3B+filename%3D%2203740018_0.pdf%22&sig=q7yz2pBeEP1RmtpMh6nkd%2FyYaUAPzgmqQFhQxAf%2Bwms%3D
https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=4&PageID=12941&KeyValue=03740018
https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=4&PageID=12902&KeyValue=03740018
https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=1&PageID=0&Q=586023018&KeyValue=03740018
javascript:__doPostBack('ctlBodyPane$ctl10$ctl01$lnkOwnerName$lnkSearch','')
https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=4&PageID=4716&Q=892782380&KeyValue=03740018
https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=4&PageID=4716&Q=892782380&KeyValue=03740018
https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=4&PageID=4716&Q=773294772&KeyValue=03740018
https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=4&PageID=4716&Q=1962978737&KeyValue=03740018
https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=4&PageID=4716&Q=1962978737&KeyValue=03740018
https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=4&PageID=4716&Q=1962978737&KeyValue=03740018
https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=4&PageID=4716&Q=234651127&KeyValue=03740018
https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=4&PageID=4716&Q=1005179055&KeyValue=03740018
https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=4&PageID=4716&Q=1005179055&KeyValue=03740018


Description Year Built Dimensions/Units Identical Units Value

FIRE FEE VACANT LAND 2019 0x0 / 0 15569 $0

BARN, LOW COST 1900 0x0 / 0 1 $200

BARN OR STABLE, NO LOFT 1900 0x0 / 0 1 $200

IMPLEMENT SHED, ROOF ONLY 1900 0x0 / 0 1 $50

BARN, LOW COST 1900 0x0 / 0 1 $200

Sale Date Deed Book / Page Plat Book / Page Sale Price Reason Grantor Grantee

4/1/2005 1253 267 C 75E1 $704,000 Land Market - Vacant HUGHES BRETT S

    2025 2024 2023 2022 2021

  Previous Value $552,027 $552,027 $552,027 $552,027 $552,027

  Land Value $551,377 $551,377 $551,377 $551,377 $551,377

+ Improvement Value $0 $0 $0 $0 $0

+ Accessory Value $650 $650 $650 $650 $650

= Current Value $552,027 $552,027 $552,027 $552,027 $552,027

  10 Year Land Covenant (Agreement
Year / Value)

2016 / $59,647 2016 / $57,910 2016 / $56,224 2016 / $54,587 2016 / $54,465

No data available for the following modules: Assessment Appeals Process, Mobile Home Tax Notice, Assessment Notice, Land, FLPA Report, Residential Improvement
Information, Commercial Improvement Information, Prebill Mobile Homes, Mobile Homes, Permits, Photos, Sketches.

Accessory Information

Sales

Valuation

The Effingham County Assessor Office makes every effort to produce the most accurate
information possible. No warranties, expressed or implied are provided for the data herein, its
use or interpretation.
|  User Privacy Policy |  GDPR Privacy Notice
Last Data Upload: 1/19/2026, 6:23:26 PM

Contact Us Developed by

https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=4&PageID=4716&Q=47379373&KeyValue=03740018
https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=4&PageID=4716&Q=197297644&KeyValue=03740018
https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=4&PageID=4716&Q=197297644&KeyValue=03740018
https://www.schneidergis.com/privacypolicy
https://www.schneidergis.com/gdprprivacynotice
https://qpublic.schneidercorp.com/LastUpdated.aspx?BaseDoc=EffinghamCountyGA&AppID=666
http://schneidergis.com/
http://schneidergis.com/


Please wait to apply for homestead until your name appears under the "Owner" section below.

Apply for Homestead Exemption

2025 Assessment Notice (PDF)
2024 Assessment Notice (PDF)
2023 Assessment Notice (PDF)
2022 Assessment Notice (PDF)

2024 CUVA Notices (PDF)

Public Comment Card

Sales Questionnaire

Parcel Number 03740042
Account/Realkey 9429
Location Address ZITTROUER RD
Legal Description 167.69 AC PAR 1 (SPLT 374-42A)

(Note: Not to be used on legal documents)
Class A5-Agricultural

(Note: This is for tax purposes only. Not to be used for zoning.)
Zoning AR-1
Tax District 01-County (District 01)
Millage Rate 29.526
Acres 167.69
Neighborhood 03740: LAND: 00000 / BLDG: 00000 (000909)
Homestead Exemption No (S0)
Landlot/District N/A

View Map

HUGHES BRETT S AS TRUSTEE OF BCA TRUST
5132 JEFFERIES HIGHWAY
WALTERBORO, SC 29488

Type Description Calculation Method Soil Productivity Acres

RUR Woodland Rural 7 105.98

RUR Woodland Rural 8 11.31

RUR Woodland Rural 9 50.4

Description Year Built Dimensions/Units Identical Units Value

FIRE FEE VACANT LAND 2019 0x0 / 0 16769 $0

Sale Date
Deed Book /
Page

Plat Book /
Page

Sale
Price Reason Grantor Grantee

4/25/2011 2011 315 D62 A1 $0 Sales Under 1000/Quit Claim
Deeds

HUGHES BRETT S
TRUSTEE

HUGHES BRETT S AS TRUSTEE OF BCA
TRUST

2/17/2005 1237 225 D62 A1 $0 Unqualified - Vacant HUGHES BRETT S TRUSTEE

Homestead Application

Assessment Notice

CUVA / FLPA Notices

Public Comment Card

Sales Questionnaire

Summary

Owner

Rural Land

Accessory Information

Sales

Effingham County, GA

https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=4&PageID=10984&KeyValue=03740042
https://venturi.blob.core.windows.net/fd-6338/03740042/0?sv=2025-11-05&se=2026-01-21T15%3A04%3A53Z&sr=b&sp=r&rscd=inline%3B+filename%3D%2203740042_0.pdf%22&sig=m8PTA9X3csEIo5bo22RF9xYz7aoPib5zVeEDGPdvW6U%3D
https://venturi.blob.core.windows.net/fd-5364/03740042/0?sv=2025-11-05&se=2026-01-21T15%3A04%3A53Z&sr=b&sp=r&rscd=inline%3B+filename%3D%2203740042_0.pdf%22&sig=oPMxYPmrPIDqR0SyDoZcdsS5B3e7RU2ay148d9ER75c%3D
https://venturi.blob.core.windows.net/fd-4616/03740042/0?sv=2025-11-05&se=2026-01-21T15%3A04%3A54Z&sr=b&sp=r&rscd=inline%3B+filename%3D%2203740042_0.pdf%22&sig=%2Bqwq0TZLMOyj2B%2Baob7gZUhgZyqKgSIv2%2BOJkVZ7ObM%3D
https://venturi.blob.core.windows.net/fd-4075/03740042/0?sv=2025-11-05&se=2026-01-21T15%3A04%3A54Z&sr=b&sp=r&rscd=inline%3B+filename%3D%2203740042_0.pdf%22&sig=RNZ5t50qRrZHGMWpgccjZIX2IEaAugh6XlbrpbErLfM%3D
https://venturi.blob.core.windows.net/fd-5380/03740042/0?sv=2025-11-05&se=2026-01-21T15%3A04%3A54Z&sr=b&sp=r&rscd=inline%3B+filename%3D%2203740042_0.pdf%22&sig=e9RDkmXaYp02dC2Mehwm6pJR14r3pLalBB1Ugy5%2BvJk%3D
https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=4&PageID=12941&KeyValue=03740042
https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=4&PageID=12902&KeyValue=03740042
https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=1&PageID=0&Q=952538639&KeyValue=03740042
https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=4&PageID=4716&Q=1259298001&KeyValue=03740042
https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=4&PageID=4716&Q=2029825929&KeyValue=03740042
https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=4&PageID=4716&Q=114226565&KeyValue=03740042
https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=4&PageID=4716&Q=1303910530&KeyValue=03740042
https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=4&PageID=4716&Q=1303910530&KeyValue=03740042
https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=4&PageID=4716&Q=1303910530&KeyValue=03740042
https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=4&PageID=4716&Q=1723066567&KeyValue=03740042
https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=4&PageID=4716&Q=1723066567&KeyValue=03740042
https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=4&PageID=4716&Q=413894994&KeyValue=03740042
https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=4&PageID=4716&Q=915185156&KeyValue=03740042


    2025 2024 2023 2022 2021

  Previous Value $639,022 $639,022 $639,022 $479,267 $357,852

  Land Value $639,022 $639,022 $639,022 $639,022 $479,267

+ Improvement Value $0 $0 $0 $0 $0

+ Accessory Value $0 $0 $0 $0 $0

= Current Value $639,022 $639,022 $639,022 $639,022 $479,267

  10 Year Land Covenant (Agreement
Year / Value)

  2015 / $61,554 2015 / $59,762 2015 / $58,022 2015 / $57,885

No data available for the following modules: Assessment Appeals Process, Mobile Home Tax Notice, Assessment Notice, Land, Conservation Use Rural Land, FLPA Report,
Residential Improvement Information, Commercial Improvement Information, Prebill Mobile Homes, Mobile Homes, Permits, Photos, Sketches.

Valuation

The Effingham County Assessor Office makes every effort to produce the most accurate
information possible. No warranties, expressed or implied are provided for the data herein, its
use or interpretation.
|  User Privacy Policy |  GDPR Privacy Notice
Last Data Upload: 1/19/2026, 6:23:26 PM

Contact Us Developed by

https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=4&PageID=4716&Q=915185156&KeyValue=03740042
https://www.schneidergis.com/privacypolicy
https://www.schneidergis.com/gdprprivacynotice
https://qpublic.schneidercorp.com/LastUpdated.aspx?BaseDoc=EffinghamCountyGA&AppID=666
http://schneidergis.com/
http://schneidergis.com/


Please wait to apply for homestead until your name appears under the "Owner" section below.

Apply for Homestead Exemption

2025 Assessment Notice (PDF)
2024 Assessment Notice (PDF)
2023 Assessment Notice (PDF)
2022 Assessment Notice (PDF)

2024 CUVA Notices (PDF)

Public Comment Card

Sales Questionnaire

Parcel Number 03740042A00
Account/Realkey 27871
Location Address ZITTROUER RD
Legal Description 129.17 AC PAR 2

(Note: Not to be used on legal documents)
Class A5-Agricultural

(Note: This is for tax purposes only. Not to be used for zoning.)
Zoning AR-1
Tax District 01-County (District 01)
Millage Rate 29.526
Acres 129.17
Neighborhood 03740: LAND: 00000 / BLDG: 00000 (000909)
Homestead Exemption No (S0)
Landlot/District N/A

View Map

HUGHES WILLIAM BRUCE AS TRUSTEE FOR
HUGHES FAMILY TRUST
114 LAKESHORE DR
WALTERBORO, SC 29488

Type Description Calculation Method Soil Productivity Acres

RUR Woodland Rural 7 55.83

RUR Woodland Rural 8 18.9

RUR Woodland Rural 9 40.77

RUR Easements Rural 7 3.51

RUR Easements Rural 8 6.56

RUR Easements Rural 9 3.6

Description Year Built Dimensions/Units Identical Units Value

FIRE FEE VACANT LAND 2019 0x0 / 0 12917 $0

Sale Date Deed Book / Page Plat Book / Page Sale Price Reason Grantor Grantee

2/17/2005 1237 225 7 118 $0 Unqualified - Vacant HUGHES BRETT S TRUSTEE

Homestead Application

Assessment Notice

CUVA / FLPA Notices

Public Comment Card

Sales Questionnaire

Summary

Owner

Rural Land

Accessory Information

Sales

Effingham County, GA

https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=4&PageID=10984&KeyValue=03740042A00
https://venturi.blob.core.windows.net/fd-6338/03740042a00/0?sv=2025-11-05&se=2026-01-21T15%3A05%3A17Z&sr=b&sp=r&rscd=inline%3B+filename%3D%2203740042a00_0.pdf%22&sig=yts818mqi3tz2jNi8tER6VZ4Twu%2FnZ7HIpTXyNTRNwc%3D
https://venturi.blob.core.windows.net/fd-5364/03740042a00/0?sv=2025-11-05&se=2026-01-21T15%3A05%3A17Z&sr=b&sp=r&rscd=inline%3B+filename%3D%2203740042a00_0.pdf%22&sig=ArbBLpAUZcXEahA%2FFfLFdQZLRfWHveY7h%2BkpY2LHYZ0%3D
https://venturi.blob.core.windows.net/fd-4616/03740042a00/0?sv=2025-11-05&se=2026-01-21T15%3A05%3A17Z&sr=b&sp=r&rscd=inline%3B+filename%3D%2203740042a00_0.pdf%22&sig=0RoXGpxoW3RPoBCTvAn8F6k0gqKdNdpIOKBXuk6I%2Fpc%3D
https://venturi.blob.core.windows.net/fd-4075/03740042a00/0?sv=2025-11-05&se=2026-01-21T15%3A05%3A17Z&sr=b&sp=r&rscd=inline%3B+filename%3D%2203740042a00_0.pdf%22&sig=yDR%2BhHtpNE8SPKkpv0pO1Mm%2FIg2NhgjZjcfbuy3i050%3D
https://venturi.blob.core.windows.net/fd-5380/03740042a00/0?sv=2025-11-05&se=2026-01-21T15%3A05%3A17Z&sr=b&sp=r&rscd=inline%3B+filename%3D%2203740042a00_0.pdf%22&sig=L6Eox%2B1DI28vk14Zxr1BRVrYKzxcqUEJqZG22Y2stH0%3D
https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=4&PageID=12941&KeyValue=03740042A00
https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=4&PageID=12902&KeyValue=03740042A00
https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=1&PageID=0&Q=1824475523&KeyValue=03740042A00
https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=4&PageID=4716&Q=754279166&KeyValue=03740042A00
https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=4&PageID=4716&Q=402907275&KeyValue=03740042A00
https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=4&PageID=4716&Q=986163449&KeyValue=03740042A00
https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=4&PageID=4716&Q=1053947595&KeyValue=03740042A00
https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=4&PageID=4716&Q=1053947595&KeyValue=03740042A00
https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=4&PageID=4716&Q=1053947595&KeyValue=03740042A00
https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=4&PageID=4716&Q=1824475523&KeyValue=03740042A00
https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=4&PageID=4716&Q=447519804&KeyValue=03740042A00
https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=4&PageID=4716&Q=1637203769&KeyValue=03740042A00
https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=4&PageID=4716&Q=665222221&KeyValue=03740042A00


    2025 2024 2023 2022 2021

  Previous Value $439,066 $439,066 $439,066 $351,253 $263,440

  Land Value $439,066 $439,066 $439,066 $439,066 $351,253

+ Improvement Value $0 $0 $0 $0 $0

+ Accessory Value $0 $0 $0 $0 $0

= Current Value $439,066 $439,066 $439,066 $439,066 $351,253

  10 Year Land Covenant (Agreement
Year / Value)

  2015 / $48,002 2015 / $46,604 2015 / $45,247 2015 / $45,146

No data available for the following modules: Assessment Appeals Process, Mobile Home Tax Notice, Assessment Notice, Land, Conservation Use Rural Land, FLPA Report,
Residential Improvement Information, Commercial Improvement Information, Prebill Mobile Homes, Mobile Homes, Permits, Photos, Sketches.

Valuation

The Effingham County Assessor Office makes every effort to produce the most accurate
information possible. No warranties, expressed or implied are provided for the data herein, its
use or interpretation.
|  User Privacy Policy |  GDPR Privacy Notice
Last Data Upload: 1/19/2026, 6:23:26 PM

Contact Us Developed by

https://qpublic.schneidercorp.com/Application.aspx?AppID=666&LayerID=11348&PageTypeID=4&PageID=4716&Q=665222221&KeyValue=03740042A00
https://www.schneidergis.com/privacypolicy
https://www.schneidergis.com/gdprprivacynotice
https://qpublic.schneidercorp.com/LastUpdated.aspx?BaseDoc=EffinghamCountyGA&AppID=666
http://schneidergis.com/
http://schneidergis.com/
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Attachment F 

Public Comments 

 



Coastal Communities United recommends the findings of severe negative 
impacts from the review of DRI #4600 Hughes Tract Residential 
Development based on the following: 
 

1.​ Lack of traffic infrastructure: A development of 1300 homes would 
add approximately 2600 cars to the existing grid per GDOT 
engineering reports average of 2 cars per household. Currently when 
traveling this area at peak travel times there are dozens of cars lined up 
at intersections, grid locks, and inability to cross the road for long 
periods of times from a stop sign because of nonstop oncoming traffic, 
adding 2600 cars to this would be catastrophic. The average mileage 
for 2600 cars would be 13,600 per car equaling average thirty five 
million three hundred and sixty thousand miles a year to current 
roadways. We question if current TSPLOST funds are sufficient to 
manage this accelerated degradation, especially as local roads like 
Pound Rd. already exhibit severe potholes and unsafe conditions that 
do not meet AASHTO safety standards for high-volume residential 
traffic. 

 
2.​ Resource strain: Effingham residents are already having to drink a 

mix of treated surface water and aquifer water as there isn’t enough 
clean aquifer water for residents and industry to share. EWG database 
finds high amounts of cleaning/disinfectant agents in Guyton city water 
already. Bromodichloromethane @ 0.168 ppb, recommended safety is 
0.06, Dibromochloromethane @ 0.333 ppb, recommended safety is 0.1, 
Fluoride @ 0.323 ppm, while meeting EPA regulations of 4 ppm, the 
new secretary of Health and Human Services says ZERO is an 
appropriate level and describes it as a neurotoxin aligning with findings 
from the National Toxicology Program. When continually reusing 
treated surface water over aquifer, more and more disinfectants must be 
used to meet safety levels.  
 



3.​ Stormwater and Habitat Degradation: We are already having 
large-scale issues with major flooding in the region. It is attributed to 
rapid wetlands loss and more and more impervious surfaces added. We 
have lost thousands of acres of vital wetlands habitat and eco-system in 
just the last three years alone. Per the Georgia Department of Natural 
Resources (GA DNR) Part 5 Environmental Planning Criteria, wetlands 
provide critical "ecosystem services" including flood attenuation and 
groundwater recharge. The conversion of the Hughes Tract will further 
eliminate these natural "sponges," exacerbating downstream flooding 
and violating the spirit of the Coastal Management Act. 
 

4.​ Insufficient Infrastructure Capacity: In early 2025 Guyton 
Elementary was already identified as needing relief due to 
overcrowding and over-capacity at 823 students. Based on student yield 
rates from comparable fast-growing counties (Paulding County), a 1300 
home development at 0.664 students per home, would add 390-450 
MORE elementary students to an already strained and maxed out 
school system. This influx far exceeds the immediate capital capacity 
of the Effingham County School District and would require the 
immediate funding of new facilities to maintain state-mandated 
classroom size ratios. 
 
 

 
Further, we caution municipalities that simply fulfilling the 
administrative review requirements of the DRI process is not enough. 
Reviews should seriously weigh the serious and immediate impacts the 
development would have on the existing and surrounding environment 
and communities, along with the acknowledgement and coordination of 
proper resources being allocated to ensuring adequate public 
infrastructure, to include schools and services like public works and 



emergency services, are in place prior to implementing such large 
projects.  
 

References and Technical Documentation 

●​ AASHTO (2018). A Policy on Geometric Design of Highways and 
Streets. 

●​ Environmental Working Group (2024). Tap Water Database: Guyton 
City Water Utility. 

●​ Federal Highway Administration (FHWA, 2024). Highway Statistics 
Series: Average Annual Mileage. 

●​ Georgia Department of Natural Resources (2023). Part 5: Minimum 
Planning Standards and Procedures for Protection of Environmental 
Resources. 

●​ National Toxicology Program (2024). NTP Monograph on the State of 
the Science Concerning Fluoride Exposure and Neurodevelopmental 
and Cognitive Health Effects. 

●​ U.S. Department of Health and Human Services (2025). Public 
Health Statements on Community Water Fluoridation. 

Kristen Stampfer CEO Coastal Communities United 
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