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Planning Department 
Oconee County, Georgia 

STAFF REPORT 
 
REZONE CASE #: P19-0013 
 
DATE: February 24, 2020 
 
STAFF REPORT BY: Grace Tuschak, Senior Planner 

   
APPLICANT NAME:  Williams & Associates, Land Planner, 
P.C. 
  
PROPERTY OWNER: John Alan Drew, LLC 
 
LOCATION: South of Georgia Highway 316, west of Dials 
Mill Extension and north of Dials Mill Spur  
 
PARCEL SIZE: ±4.52 acres 
 
EXISTING ZONING: AG (Agricultural District) 
 
EXISTING LAND USE: Single Family Residential, Vacant 
 
FUTURE DEVELOPMENT MAP CHARACTER AREA DESIGNATION: Suburban Neighborhood 
 
ACTION REQUESTED:  B-1 (General Business District) 
 
REQUEST SUMMARY:  The petitioner is requesting to rezone the property from AG to B-1 to allow for the 
development of two medical office buildings 
 
STAFF RECOMMENDATION: Staff recommends denial of the present request 
 
DATE OF SCHEDULED HEARINGS 
 

PLANNING COMMISSION: June 15, 2020 

BOARD OF COMMISSIONERS: July 7, 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 District) since the original adoption of the zoning map in 
1968 

• A single family residence was constructed on the property in 1939 
 
 

SURROUNDING LAND USE AND ZONING 
 

 EXISTING LAND USES EXISTING ZONING 
NORTH Vacant/undeveloped 

GDOT Right of Way (Hwy 316) 
AG (Agricultural District), OIP (Office 
Institutional Professional District) 

SOUTH Single-Family Residential  AG (Agricultural District) 
EAST Single Family Residential  AG (Agricultural District) 
WEST Vacant/Undeveloped B-2 (Highway Business District) 

OIP (Office Institutional Professional District) 
 

PROPOSED DEVELOPMENT 

o The applicant proposes to develop a small scale office park on the subject property as follows: 
 Two single-story office buildings for a total of 12,000 square feet 
 Exterior façade materials of brick, stone, simulated or cultured stone, cast stone, cement fiber 

board plank siding, board and batten siding, exterior insulation and finish system (EIFS), stucco 
and cedar plank or shingle siding (see representative photos) 

 Landscaping meeting the UDC including landscape strips and incompatible use buffers 
o The projected value of the project at full buildout is $2,760,000 
o Buildout is proposed to occur in one phase, to be completed between May 2021 and June 2021 

 
PROPOSED TRAFFIC PROJECTIONS 

• The project is anticipated to generate an additional 373 ADT, including 34 AM peak hour trips and 43 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 01/21/2020 that potable water is available at the 

site   
 

Sewer: 
• A private on-site septic system is proposed to serve the development  

 
Roads:   

• One access is proposed from Dials Mill Spur 
• No road improvements are proposed  

 

ENVIRONMENTAL 

• No state waters, jurisdictional wetlands, or flood plain are known to exist on the site  
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COMMENTS FROM OTHER DEPARTMENTS & AGENCIES 
 
OCONEE COUNTY PUBLIC WORKS DEPARTMENT 

• No comments 
 

OCONEE COUNTY FIRE DEPARTMENT 
• No comments 

 
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.” 

 
GEORGIA DEPARTMENT OF TRANSPORTATION 

• The Developer will need to coordinate with the Department of Transportation to determine what impact 
may be in the area.  

 
 

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 in use or undeveloped. Surrounding zoning is 
primarily agricultural with limited commercial zoning across Highway 316 and Dials Mill Extension. Staff 
notes that nearby commercially-zoned properties lie within the Technology Gateway character area as 
opposed to the Suburban Neighborhood designation of the subject property (see letter G below). Adjacent 
properties within the Suburban Neighborhood character area are zoned agricultural and are used for single-
family residential purposes. Staff holds that, when considered in light of the 2018 Comprehensive Plan, the 
present request is not suitable in view of the existing uses 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 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 should not significantly impact population density, local schools, or County sewer 
treatment services. A minimal increase in the use of local roads and County water services can be 
anticipated from the proposed development.  
 

ii. Environmental impact; 
No environmentally sensitive areas are known to exist on site 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. 
A 25-foot landscape buffer along the western property line adjacent to single family residential use 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 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. 
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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 subject property is not currently vacant.  
 

E. Consistency of the proposed use with the stated purpose of the zoning district that is being requested. 
The B-1 (General Business) District is “intended for those business activities providing goods and services for 
local citizens of Oconee County and surrounding areas” (UDC Sec. 205.09). Medical offices are allowed by 
right in the B-1 Zoning District and staff holds that the proposed use is consistent with the stated purpose of the 
zoning district requested.     
 

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. 
Two nearby properties have been rezoned to commercial zoning districts: 1211 Dials Mill Extension (rezoned 
to OBP in 2005), and 2261 Dials Mill Road (rezoned to OIP and B-2 in 2000). No development has occurred 
on these commercially-zoned parcels since their rezoning and the general area continues to be primarily 
single-family residential and agricultural in use. Staff holds that these existing land use patterns lend grounds 
for disapproval of the present request. 
 

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 “Suburban Neighborhood,” 
which is intended primarily for residential development. The 2018 Comprehensive Plan describes this 
character area as consisting of “pedestrian-friendly residential neighborhoods with primarily large, single-
family lots and connective, common greenspaces” (2018 Comprehensive Plan p. 36). All primary land uses 
are intended to be residential, with semi-public and institutional uses listed as compatible secondary land uses 
(p. 36). The 2018 Comprehensive Plan does not support medical office use within the suburban neighborhood 
character area and staff holds that the proposed development does not meet the goals and objectives of the 
Oconee County Comprehensive Plan.  
 

H. The availability of adequate sites for the proposed use in districts that permit such use. 
Several office parks exist in appropriate character areas within the County that would permit the requested 
medical office use.     
 

 
STAFF RECOMMENDATION & CONDITIONAL REQUIREMENTS 
The proposed development does not meet the goals and objectives of the Oconee County Comprehensive Plan 
and staff recommends denial of this request. Should this request be approved, staff recommends it 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. Total building square footage shall not exceed 12,000 square feet. 
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ZONING IMPACT ANALYSIS 

Standards for Rezone Consideration 
 (Dials Mill Medical) 

 
A. Consider whether the zoning proposal will permit a use that is suitable in view of the 

existing uses, development, and zoning of nearby property: 
The proposed use and zoning is appropriate given the site’s location along GA Highway 
316.  The property is currently zoned AG.  Existing uses and zonings in the immediate 
vicinity are a mixture of residential, retail, office and commercial.  The site is bordered to 
the north by GA Hwy 316, to the east by Dials Mill Extension, to the south by Dials Mill Spur 
and one (1) AG zoned parcel, and to the west by a single family residence with AG zoning.  
The petitioners will be utilizing their own property to act as a buffer between the proposed 
development and other properties. 

 
B. Consider whether the property to be rezoned has a reasonable economic use as currently 

zoned:   
Under the existing AG zoning classification, the property has a negligible value for 
agricultural uses due to tract’s size, shape, and location.  Its current value is based on its 
capacity to be developed as something other than agricultural property.   Once the 
property is re-zoned and developed then the property value will be significantly greater.     

 
C. Consider the extent to which the zoning proposal promotes the health, safety, morals or 

general welfare of the public with consideration to: 
 
 (1) Population density and effect on community facilities such as streets, schools, water 

and sewer:    
 Roads presently serving the site and the general area will experience minimum impact; a 

12” water main currently exists in the right-of-way of Dials Mill Road.  A water main 
extension will be required to service the property from the existing main;  There will be no 
impact to sanitary sewer as the project is proposing to utilize an onsite septic system;  
impact to schools will be positive by generating increased tax base without generating 
more students;  there will be favorable initial and ongoing ripple economic impact on the 
county as a result of this development.                                                                                                                              

 
 (2) Environmental impact:   
 Potential increase in storm-water runoff will be mitigated through the use of a storm water 

management facility to be designed in compliance with Oconee County ordinances; Water 
quality concerns will be mitigated through the use of filtration devices, infiltration 
structures, and water quality monitoring; Enhanced “best management practices” will be 
employed to address soil erosion/sediment control concerns. 

 
 (3) Effect on the existing use, usability and/or value of adjoining property:  
 No negative effects are anticipated on adjoining property values.  Based on the site’s 

location, there is the potential for the area and immediate vicinity to develop in an office 
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or commercial pattern.  B-2 and OIP zonings currently exist directly across Dials Mill 
Extension.  

 
D. Consider 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 property has not been vacant as zoned.  The current zoning of the two parcels is AG 
and a single family home exists on one of the lots as a rental property.  B-2 and OIP zonings 
currently exist directly across Dials Mill Extension and there is the potential for the area 
and immediate vicinity to develop in an office or commercial pattern. 
 

E. Consider the consistency of the proposed use with the stated purpose of the zoning district 
that is being requested:  
The B-1 General Business District is intended for those business activities providing goods 
and services for local citizens of Oconee County and surrounding areas.  The proposed 
project is consistent with the purpose of the zoning district being requested because the 
nature of the development is local-serving.  The project will serve those individuals living 
and working in the area.  
 

F. Consider 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:  
The development patterns along the GA Hwy. 316 corridor reflect the office/commercial 
use and intent of the proposed development.  Established land use patterns in regards to 
approved zonings and actual developments for office and commercial uses exist along the 
corridor.    

 
G. Consider the conformity with or divergence from the Future Development Map or the 

goals and objectives of the Oconee County Comprehensive Plan: 
The 2040 Character Areas Map illustrates the property as Surburban Neighborhood.  This 
area is characterized primarily by residential uses.  The subject property is one of only 
three with this character area designation that are located along the GA Highway 316 
Corridor, with other properties illustrated as Technology Gateway.  Recognizing the Future 
Development Map as a guide, and taking into consideration that the other properties along 
GA Hwy 316 are illustrated as Technology Gateway, then the zoning of this property to B-1 
is appropriate based on the property’s location. 

 
H. Consider the availability of adequate sites for the proposed use in districts that permit such 

use:  
Currently there are no sites available with the unique character and location of the subject 
property in the vicinity.  There are sites that are currently zoned B-1 in the county and 
area, but none are located along or visible from GA Hwy. 316.  This property’s location and 
surrounding development trends make it unlike any other in the area. 
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ALL DRAWINGS SHALL REMAIN THE PROPERTY OF W&A ENGINEERING.
THESE  INSTRUMENTS OF SERVICE ARE TO BE USED SOLELY FOR THIS

SPECIFIC PROJECT.  W&A ENGINEERING SHALL RETAIN ALL LEGAL
RIGHTS TO THE USE OF THE INSTRUMENTS OF SERVICE AND SHALL

RETAIN FULL PROTECTION UNDER UNITED STATES COPYRIGHT LAW.
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