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Planning Department 
Oconee County, Georgia 

STAFF REPORT 
 
REZONE CASE #: P19-0064 
 
DATE: November 20, 2019 
 
STAFF REPORT BY: Grace Tuschak, Senior Planner 

   
APPLICANT NAME: ABE Consulting, Inc.  
  
PROPERTY OWNER: Land Arts, Inc., Nicholas & Jane 
Bath, Bath Family Development, LLC 
 
LOCATION: south of Hog Mountain Road and west of 
Hillcrest Drive 
 
PARCEL SIZE: ± 6.05 acres 
 
EXISTING ZONING: B-1 (General Business District) and 
OIP (Office Institutional Professional) 
 
EXISTING LAND USE: Vacant 
 
FUTURE DEVELOPMENT MAP CHARACTER AREA DESIGNATION: Civic Center   
 
ACTION REQUESTED:  Change in conditions to rezones no. 6584 and 6585 
 
REQUEST SUMMARY:  The petitioner is requesting a rezone modification to update the proposed concept plan 
and narrative of the commercial development approved under rezones no 6584 and 6585. 
 
STAFF RECOMMENDATION: Staff recommends conditional approval of the present request. 
 
DATE OF SCHEDULED HEARINGS 
 

PLANNING COMMISSION: December 9, 2019 

BOARD OF COMMISSIONERS: January 7, 2020 

ATTACHMENTS: Application  
Narrative  
Representative Photographs  
Zoning Impact Analysis 

 Aerial Imagery 
 Zoning Map 
 Future Development Map 
 Plat of Survey 

 Concept Plan 
 Previously Approved Concept Plan 
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BACKGROUND INFORMATION & FINDINGS OF FACT 

 
HISTORY 

• The front portion of the property was rezoned from A-1 (Agricultural), B-1(General Business), and OIP 
(Office Institutional Professional) on 07/28/2014 to allow for the development of a commercial shopping 
center consisting of a family restaurant, retail, and service oriented uses 

• The rear portion of the property was rezoned from A-1 and OIP to OIP on 10/07/2014 to allow for the 
development of three commercial office buildings 
 

SURROUNDING LAND USE AND ZONING 
 

 EXISTING LAND USES EXISTING ZONING 
NORTH Commercial offices 

Undeveloped/wooded 
 

OIP (Office Institutional Professional) 
OBP (Office Business Park) 
B-2 (Highway Business) 
AR (Agricultural Residential) 

SOUTH Shopping center (Colony Square) 
Single family residential 
 

B-2 (Highway Business) 
AG (Agricultural) 
R-1 (Single-Family Residential) 

EAST Single family residential (Hillcrest Subdivision) R-1 (Single-Family Residential) 
WEST Agricultural research station AG (Agricultural) 

 
PROPOSED MODIFICATIONS 

• Relocate existing white house to the OIP portion of the property and convert to office use 
• Redesign site layout, relocate proposed buildings, parking areas and drive aisles 
• Decrease building square footage of the project from 56,835 square feet to 44,025 square feet at full build out 
• Disallowed uses have been proffered by the applicant (see narrative statement) 

 
PROPOSED TRAFFIC PROJECTIONS 

• Previously approved rezone: 3,833 ADT, include 177 AM peak hour & 412 PM peak hour  
• Current request: 2952 ADT, 230 AM peak hour and 260 PM peak hour  

 

PUBLIC FACILITIES  

Water: 
• County Water service was previously approved for the project in 2014 
• Oconee County Water Resources Department has indicated in a letter of availability dated 11/04/2019 that 

potable water is currently available for the proposed development 
Sewer: 

• County sanitary sewer service was previously approved for the project in 2014 
• The Water Resources Department has indicated in a letter of availability dated 11/04/2019 that sewer capacity 

is available for this location 
Roads:   

• Two existing project entrances along Hog Mountain Road and Hillcrest Drive are to remain, no new 
entrances are proposed under the present request 

ENVIRONMENTAL 

• No jurisdictional wetlands, state waters, or 100-year flood plain areas are known to exist on the subject 
property 
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COMMENTS FROM OTHER DEPARTMENTS & AGENCIES 
 
OCONEE COUNTY PUBLIC WORKS DEPARTMENT 

• Provide stopping sight distance at entrance to the project site. 
• Provide ADT to verify if a traffic study is required. 

 
OCONEE COUNTY FIRE DEPARTMENT 

• No comment 
 

OCONEE COUNTY WATER RESOURCES DEPARTMENT 

• Suggested rezone condition: The owner, all at owner’s expense, shall construct the improvements required 
by the County for public water and public waste water services for subject property and shall convey same 
to the County, free of all liens. Said improvements shall include all on-site improvements and such off-site 
improvements as are required by the County to provide service to subject property. 

 
GEORGIA DEPARTMENT OF TRANSPORTATION 
• The project will require GDOT coordination. 

 
 

STAFF ANALYSIS 
THE ANALYSIS OF THE APPLICATION IS MADE BASED UPON THE “STANDARDS FOR REZONING 
CONSIDERATION” AS SET FORTH IN SECTION 1207.01 OF THE OCONEE COUNTY UNIFIED 
DEVELOPMENT CODE.  

A. Whether the zoning proposal will permit a use that is suitable in view of the existing uses, development, 
and zoning of nearby property. 
B-1 and OIP uses have previously been approved for the subject property; the proposed uses remain suitable 
in view of the existing uses, development, and zoning of nearby property.  
 

B. Whether the property to be rezoned has a reasonable economic use as currently zoned. 
The property has a reasonable economic use for commercial and office purposes as currently zoned. 
 

C. The extent to which the zoning proposal promotes the health, safety, morals or general welfare of the 
public with consideration to: 
i. Population density and effect on community facilities such as streets, schools, water and sewer; 

The current request should result in less intense development than the previously approved rezones and 
should not adversely impact schools or streets nor necessitate increased County services. 
 

ii. Environmental impact; 
No environmentally sensitive areas are known to exist on the subject property and no significant negative 
environmental impacts are anticipated as a result of the present request.  
 

iii. Effect on the existing use, usability and/or value of adjoining property. 
The effect on adjacent properties should not be significantly different from the previously approved 
concept plan. 
 

D. The length of time the property has been vacant as zoned, considered in the context of land 
development in the vicinity of the property. 
The majority of surrounding properties were developed commercially prior to 2014, while the subject 
property has remained vacant since it was rezoned to B-1 and OIP in 2014.  
 

E. Consistency of the proposed use with the stated purpose of the zoning district that is being requested. 
No change in zoning district is currently requested; this standard is not applicable to present analysis.  
 

F. Whether there are other existing or changing conditions or land use patterns affecting the use and 
development of the property which give supporting grounds for either approval or disapproval of the 
zoning proposal. 
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Existing conditions have not substantially changed since the original rezones were approved in 2014. 
Surrounding uses remain predominantly commercial, giving grounds for approval of the present change in 
conditions request. 
 

G. Conformity with or divergence from the Future Development Map or the goals and objectives of the 
Oconee County Comprehensive Plan. 
The property’s Future Development Map designation of “Civic Center” remains unchanged since the 
approval of the previous rezones. The new concept plan currently under consideration is more consistent with 
the development guidelines for the Character Area than the previously approved concept plan. The new 
concept plan shows the majority of parking areas relocated to the side and rear of the buildings, shared 
parking to decrease unnecessary impervious surface, a more robust sidewalk network to increase walkability, 
and added outdoor restaurant seating. All of these elements contribute to a development style that is 
considered desirable in the Civic Center character area (2018 Comprehensive Plan Update, p. 59-60). Staff 
holds that the overall project is in conformity with the Future Development Map and the goals and objectives 
of the Comprehensive Plan.  
 

H. The availability of adequate sites for the proposed use in districts that permit such use. 
The proposed use has already been approved on the subject property; this standard is not applicable to present 
analysis.  

 
STAFF RECOMMENDATION & CONDITIONAL REQUIREMENTS 
Staff recommends approval of this request, to be subject to the following conditions to be fulfilled at the expense 
of the owner/developer: 

1. Development design and structures shall meet or exceed the standards indicated on the concept plan, 
narrative, representative architectural sketches, and other documents submitted with the zoning application 
and attached hereto. This condition shall not construe approval of any standard that is not in conformity with 
the Unified Development Code.  

2. The owner, all at owner’s expense, shall construct the improvements required by the County for public water 
and public waste water services for subject property and shall convey same to the County, free of all liens. 
Said improvements shall include all on-site improvements and such off-site improvements as are required by 
the County to provide service to subject property. 

3. The total building square footage shall not exceed 44,025 square feet. 

4. At least 80 percent of exterior wall surfaces of all buildings and structures are to be designed to incorporate 
one of more of the following finish materials: brick veneer, stone veneer, natural wood siding, or cement-
board siding (such as hardy-plank). The remaining 20 percent of each wall may be stucco. Metal siding on 
any building is strictly prohibited.  

5. Service areas and dumpsters shall be visually screened from public view by a six-foot masonry wall with 
façade materials matching the exterior of the principal structure with black painted metal/steel enclosure 
doors. Enclosures made of wood or chain link are prohibited.  

6. A bicycle rack shall be installed outside of each building in the B-1 zoned portion of the property. 

7. In addition to the disallowed uses proffered by the applicant in the narrative statement, the following uses 
shall not be allowed on the subject property: 

General Automotive Repair Truck, Utility Trailer, and RV Rental and Leasing 

Tractor and Other Farm Equipment Repairs and 
Maintenance 

Self-Storage Of Recreational Vehicles, Campers and 
Boats 

Automotive Body, Paint, And Interior Repair And 
Maintenance 

Restaurants, Limited-Service, Including Fast Food and 
Take-Out, With Drive-Through Windows. 

Automotive Exhaust System Repair Restaurants, Drive-In 

Automotive Glass Replacement Shops Restaurants, 24-Hour  

Automotive Oil Change and Lubrication Shops 
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