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Planning Department 
Oconee County, Georgia 

STAFF REPORT 
 
REZONE CASE #: P19-0065 
 
DATE: January 6, 2020 
 
STAFF REPORT BY: Grace Tuschak, Senior Planner 

   
APPLICANT NAME:  Beall & Company, LLC 
  
PROPERTY OWNER: Ross Developments, Inc. 
 
LOCATION: 1220 & 1222 Dowdy Road, north of Paul 
Broun Parkway & east of Oconee Connector  
 
PARCEL SIZE: ± 61.792 acres 
 
EXISTING ZONING: AG (Agricultural District) 
 
EXISTING LAND USE: Agricultural/Vacant 
 
FUTURE DEVELOPMENT MAP CHARACTER AREA DESIGNATION: Regional Center 
 
ACTION REQUESTED:  Rezone to OIP (Office Institutional Professional) 
 
REQUEST SUMMARY:  The petitioner is requesting to rezone from AG to OIP to allow for the development of a 
retirement community 
 
STAFF RECOMMENDATION: Staff recommends conditional approval of the present request 
 
DATE OF SCHEDULED HEARINGS 
 

PLANNING COMMISSION: January 21, 2020 

BOARD OF COMMISSIONERS: February 4, 2020 

ATTACHMENTS: Application  
Narrative  
Representative Photographs  
Zoning Impact Analysis 

 Aerial Imagery 
 Zoning Map 
 Future Development Map 
 Plat of Survey 

 Concept Plan 
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BACKGROUND INFORMATION & FINDINGS OF FACT 

 
HISTORY 

• The property has been zoned AG (Agricultural) since the original adoption of the zoning map in 1969 
• A single family residence was constructed on the property in 1965 
• The property was used for a wholesale commercial nursery until 2014 

 
SURROUNDING LAND USE AND ZONING 
 

 EXISTING LAND USES EXISTING ZONING 
NORTH Single Family Residential (Ben Dowdy Subdivision) 

Commercial Shopping Center 
AG (Agricultural) 
B-1 (General Business) 

SOUTH Paul Broun Parkway 
Single-Family Residential (Wellbrook Farms 
Subdivision, Chestnut Glen Subdivision) 

GDOT Right of Way 
R-1 (Single Family Residential) 
AR (Agricultural Residential) 

EAST Single Family Residential (Ben Dowdy Subdivision) AG (Agricultural) 
WEST Commercial Shopping Center (Epps Bridge Center) B-2 (General Business) 

 
PROPOSED DEVELOPMENT 

o The applicant proposes to develop the entirety of the subject parcel into a retirement community with a 
total of 398 residential units and various amenities as follows: 

 Phase 1: 
• Two three-story “concierge living” buildings (104 units total) 
• A three-story assisted living and memory care building (96 units) 
• Two four-story independent living buildings (80 units total) 
• Independent living cottages (32 units) 
• 27,167-square foot social club with entertainment and dining options 
• Outdoor amenities including a swimming pool, putting green, bocce courts and lake 

pavilion 
• One-story medical office building 

 Phase 2: 
• 43 independent living duplex buildings (86 units total) 
• Outdoor amenities including a second swimming pool, pool cabana, pickle-ball/activity 

courts, and nature trails 
 Development schedule: 

• Project infrastructure is proposed to be installed over an 8-12 month period 
• Phase one is to be completed in 18 months (November 2022) 
• Phase two is to be completed in 2.5 years (November 2024) or based on market demand  

o A companion variance has been submitted in order to allow for two four-story independent living buildings 
to exceed the 40 foot height limit in OIP. These two buildings are proposed to be 55 feet in height and all 
other buildings would conform to the 40’ height limit. 

o The projected value of the project at full buildout is $115,000,000 
 

PROPOSED TRAFFIC PROJECTIONS 
• The project is anticipated to generate an additional 1,516 ADT, including 71 AM and 77 PM peak hour trips 

PUBLIC FACILITIES  

Water: 
• Oconee County water service is proposed to serve the development 
• The Water Resources Department indicated in a letter dated 09/24/2019 that potable water is available for 

the proposed development  
 

Sewer: 
• Oconee County sewer service is proposed to serve the development 
• The Water Resources Department indicated in a letter dated 09/24/2019 that wastewater treatment capacity 

is available for the proposed development  
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Roads:   

• A main entrance is proposed at the terminus of Oconee Connector. The developer proposes to extend and 
improve the Oconee Connector as necessary to provide a 90 degree turn into the development 

• Two additional entrances are proposed off Dowdy Road to serve as emergency and service entrances 
 

ENVIRONMENTAL 

• State waters and jurisdictional wetlands exist on the site (intermittent stream and existing pond) 
• A conservation corridor is designated along the stream  
• No development is proposed within these environmental areas or their associated buffers 

 

COMMENTS FROM OTHER DEPARTMENTS & AGENCIES 
 
OCONEE COUNTY PUBLIC WORKS DEPARTMENT 

• Please provide stopping sight distance to the project site 
 

OCONEE COUNTY FIRE DEPARTMENT 
• None 

 
OCONEE COUNTY WATER RESOURCES DEPARTMENT 

• Suggested 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.” 

 
 

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. 
Surrounding properties are primarily single family residential and commercial in use and zoning. Approval of 
the present zoning proposal would allow for a residential retirement community with some commercial 
components available to the residents. Staff holds that the proposed development would complement the 
existing uses, development, and zoning of nearby property and establish a transitional land use between high 
intensity commercial areas along Epps Bridge Road and Oconee Connector and the residential subdivisions to 
the south and east. 
 

B. Whether the property to be rezoned has a reasonable economic use as currently zoned. 
The property has a reasonable economic use for single family residential and agricultural 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 present request would significantly impact population density in the immediate vicinity and would 
require additional water and sewer services from the County. Additional usage of local roads is also 
anticipated, though the traffic study submitted with the zoning application indicated that no road 
improvements are needed. The proposed development would have little to no impact on schools as all 
residential units would be restricted to the 55 and older population and would contribute no additional 
students to the school system.  
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ii. Environmental impact; 
Wetlands, state waters, and a conservation corridor exist on the subject property. All associated buffers 
are to be maintained 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 present request should be complementary to surrounding commercial and residential uses. A 25-foot 
landscape buffer along the northern property line adjacent to Ben Dowdy subdivision is required by UDC 
Sec. 806 and is shown on the associated concept plan. All site lighting would be required to be “full cut 
off” and to be directed away from residential areas under UDC Sec. 607.05 and Sec. 306.04. Staff holds 
that the proposed development should not negatively impact the use, usability and/or value of adjoining 
property. 
 

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. Surrounding parcels were developed for commercial and 
residential use during the 1990s and early 2000s. The Ben Dowdy subdivision, to the east of the subject 
property, was primarily developed during the 1960s and 1970s. As the surrounding area developed, the 
subject property remained in use as a commercial nursery but has been vacant since approximately 2014 
under its current AG zoning. 
 

E. Consistency of the proposed use with the stated purpose of the zoning district that is being requested. 
The OIP zoning district is intended as a business and professional office district that is also designed for 
“institutional uses such as hospitals, nursing homes, convalescent centers, institutional planned developments 
and clinics” (UDC Sec. 205.08.a).  The land use “Continuing Care Retirement Community” is allowed by right 
in the OIP zoning district and the proposed retirement community is a mixture of commercial, residential, and 
institutional uses that are consistent with the purpose of the OIP zoning district.    
 

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. 
During the 1990s and 2000s, the majority of previously agricultural properties in the Epps Bridge area were 
rezoned and/or developed for commercial use, while areas to the south of Paul Broun Parkway were 
developed as residential subdivisions. These changing land use patterns give supporting grounds for approval 
of the present request, as the proposed development should serve as an appropriate transitional use between 
high intensity commercial uses and residential subdivisions. Staff notes that a Development of Regional 
Impact review of the project has been completed by the Northeast Georgia Regional Commission and no 
comments were received from affected parties. 
 

G. Conformity with or divergence from the Future Development Map or the goals and objectives of the 
Oconee County Comprehensive Plan. 
The Future Development Map designates the subject property a character area of “Regional Center,” which is 
intended for “regional serving retail and commercial services, office complexes for medical and corporate 
offices…higher-density residential planned developments, and single-family detached subdivisions.” (2018 
Comprehensive Plan p. 63). Senior housing and institutional uses are listed as compatible secondary land uses 
and the OIP district is considered appropriate zoning for the Regional Center character area (2018 
Comprehensive Plan p. 64). Development strategies dictated by the Comprehensive Plan for this character 
area include “Transitions in intensity of development should be established approaching boundaries whenever 
possible, moving in gradation from high-intensity regional office parks and retail shopping centers down to 
low-intensity single-family neighborhoods” (p. 64). The proposed development supports this goal by 
providing mixed use development as a transition to the adjacent Suburban Neighborhood character area 
which contains primarily residential development.  
 
The Comprehensive Plan’s overarching land use goal to “promote growth that builds lasting value in our 
community by enhancing or complementing the existing character of the area” and the objective to “support 
incremental growth by prioritizing infill within areas already developed or within an identified node that 
maintains consistency with the built environment” (p. 20). The proposed development supports these goals by 
providing high quality development in conformity with the surrounding established commercial node at Epps 
Bridge Road, Oconee Connector, and Paul Broun Parkway. Staff holds that the proposed development is in 
conformity with the Future Development Map and the goals and objectives of the Oconee County 
Comprehensive Plan.  
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H. The availability of adequate sites for the proposed use in districts that permit such use. 
It is unlikely that other large OIP-zoned properties exist within the County that would permit the proposed use 
as submitted.    
 

 
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. At its expense, Owner shall make all right of way improvements and shall dedicate all rights of way which 
are required by the County after the County’s review of Owner's development plans pursuant to the County’s 
ordinances and regulations. No development permit shall be issued until Owner has agreed to such 
improvements and dedication.  

4. Sidewalks shall be installed along the north side of Oconee Connector and a crosswalk shall be installed at 
Old Epps Bridge Road to connect the development with the existing sidewalk at the Market at Epps Bridge 
shopping center. 

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. The total number of residential units shall not exceed 398 units. 
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