Rezone #6898

Planning Department
Oconee County, Georgia
STAFF REPORT
REZONE CASE #: 6898
DATE: June 10, 2016
STAFF REPORT BY: B. R. White
APPLICANT NAME: Beall & Company
PROPERTY OWNER: Stonebridge Partners, LLC.
LOCATION: North side of the Jimmy Daniel Road, the south
side of SR 316, and the west side of Virgil Langford Road
PARCEL SIZE: ±1.962 Acres
EXISTING ZONING: B-1 (General Business)
EXISTING LAND USE: Undeveloped.
ACTION REQUESTED: Rezone A-1 (Agricultural) to B-2 (Highway Business)
REQUEST SUMMARY: The owners are petitioning for a rezone of this property in order to development two fastfood restaurants with drive-thru windows and similar uses allowed in the B-2 zoning district.
STAFF RECOMMENDATION: Staff recommends approval of this rezone request subject to conditions.
DATE OF SCHEDULED HEARINGS
PLANNING COMMISSION: June 20, 2016
BOARD OF COMMISSIONERS: July 5, 2016
ATTACHMENTS:

Application
Zoning Impact Analysis
Narrative
Representative Photos
Traffic Impact Analysis Summary
Site Review
Aerial Photo
Tax Map
Plats
Concept Plan

NOTE: This request was submitted in conjunction with Special Exception Variance #6899.
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Rezone #6898

BACKGROUND INFORMATION & FINDINGS OF FACT
HISTORY




The subject property has been zoned B-1 in January 1989 for a car wish, small shops and office and
professional uses.
The subject property has been remained undeveloped sine the rezoning.
The project is within the Mars Hill Overlay District.

SITE VISIT DESCRIPTION
 Predominantly covered in small pine throughout the site.
SURROUNDING LAND USE AND ZONING
EXISTING LAND USES
NORTH
SOUTH
EAST
WEST

Commercial uses (restaurant, paint supply store
and a retail automotive store
single-family residences, professional medical
offices.
Single family residence.
SR 53(Hog Mtn Rd.), an animal clinic, a Primary
school and an elementary school and a singlefamily residence

EXISTING ZONING
B-2 (Highway Business)
R-1 (Single-Family Residential) & O-I-P (Office-Institutional-Professional)
A-1 (Agricultural
O-I-P (Office-Institutional-Professional) & A-1 (Agricultural)

PROPOSED PROJECT DESCRIPTION
 Two fast food restaurants with drive thru-windows with off-street parking and landscaping. Common
stormwater management facilities will be located on an adjacent property retained by the owners.
o Total Floor Area – ±7,050 Sf
 The proposed concept plan illustrates 2 building sites.
o Building heights - variable
o Roof types – gabled and parapet walls.
o Exterior facades – combinations of brick, stone, stucco, with awnings, metal railings and shutter
and architectural accents.
TRAFFIC PROJECTIONS
 3,4962 ADT, 320 a.m. peak hour trips and 230 p.m. peak hour trips
o A traffic study was submitted with this request as required by UDC Sec. 1206.04 (conclusion &
recommendation summary are attached with this report)
PUBLIC FACILITIES
Water:
 Development proposes to connect to the County water system to serve the project
 An existing County water main is located in the SR 53 r-o-w
Sewer:
 Development proposes to connect to the County sewer system to serve the project
 An existing gravity sewer line is located on the back portion of the property
Roads:
 Two entrances primary entrances are proposed to access the site from SR 53 (hog Mtn. Rd.) One entrance
currently exist and the second entrance is proposed on the western side of the project. A third entrance
near the retail automotive store will provide an additional access via a cross access easement.
ENVIRONMENTAL
 No areas on the site are located within the 100 year floodplain
 No Jurisdictional Wetland areas have been located on the site.
 Stormwater management facilities will be a common facility on an adjacent site owned controlled and
Stonebridge Partners.

COMMENTS FROM OTHER DEPARTMENTS & AGENCIES
No comments from other departments & agencies
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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. How does the current request compare to the existing uses and zoning of nearby properties? Properties
located across SR 316 from this site are zoned and developed in a similar manner to the request.
Additional properties located west of the subject property are commercial developments along Vend
Drive facing SR 316. This request is compatible with the uses and zoning of neighboring properties.
B. To what extent are property values diminished by the particular zoning restrictions of the current
zoning category? The existing A-1 zoning classification diminishes the property value due to the inability
to be developed for non-residential purposes.
C.

To what extent does the destruction of the property values of the individual property owner promote
the health, safety, or general welfare of the public with consideration to:
1. Population density and effect on community facilities such as streets, schools, water and sewer?
The proposal will not increase the population density in the area. Due to the number of potential
vehicle trips the overall project could generate, a traffic study was required to be performed and
submitted with this request per UDC Sec. 1206.04.b. Staff has included a condition at the end of this
report requiring the addition of center left turn lanes at each project entrance. An existing County
water main is located in the SR 53 (Hog Mtn. Rd.) Road right-of-way. The developer proposes to
connect to the existing water main to serve the development. An existing gravity sewer line is located
on the back of the site. The developer proposes to connect to the existing gravity sewer line to serve
the development.
2. Environmental impact? The site does not contain any 100 year floodplain or wetland areas. A common
stormwater management facility will be located on an adjacent site owned by Stonebridge Partners,
LLC which will mitigate stormwater runoff.
3. Effect on adjoining property values? If the site is developed with buildings of high quality architectural
design and exterior facades, property values of nearby non-residential projects should be enhanced.

D. What is the relative gain to the public in maintaining the current zoning category, as compared to the
hardship imposed upon the current property owner? There is no relative benefit to the public by
maintaining the current B-1 zoning on the property.
E.

What is the length of time that the property has been vacant as currently zoned, considered in the
context of land development in the area of the vicinity of the property? The subject property has been
primarily remained dormant since the initial rezoning to B-1 in 1989. Land development trends have been
predominantly non-residential development along the in the area of the Hog Mtn. Rd. and Mars Hill Road
intersection. Since the 1989 rezone there have been approximately 14 commercial rezoning within ¾
miles of the proposal

F.

Is the proposed use consistent with the stated purpose of the zoning district that is being requested?
The B-2 (Highway Business) zoning district is intended to serve those business activities generally oriented
to the highways. The subject property is directly oriented towards SR 53. The proposed restaurants with
drive-thru service are consistent with the intent of the B-2 zoning district.

G. How does this request conform with or diverge from established land use patterns? Land development
trends have been predominantly commercial in the area the intersection of Mars Hill Road and Hog
Mountain Road and commonly known as Butler’s Crossing.
H. How does this request conform with or diverge from the Future Land Use Map or the goals and
objectives of the Comprehensive Plan? The 2030 Future Development Map designates this tract with a
character area of “Civic Center”. Civic Center includes a relatively high-intensity mix of businesses and
retail shopping, office and employment opportunities, sports and recreational complexes, the full range of
public schools, a college campus and other public and semi-public uses (such as the Oconee Civic Center,
religious institutions and cemeteries, and libraries and potentially museums) that create a multidimensional environment. Typical of nonresidential development are: a shopping center anchored with a
large grocery or drug store, small office complexes such as “office condominiums,” financial institutions,
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full service restaurants and medical/dental clinics, gas stations, lofts above ground level office or retail,
and public and institutional uses such as schools, parks, libraries, churches and community/civic centers.
Commercial retail and service development areas may contain multi-tenant buildings of no greater than
125,000 square feet in total, with no individual or stand-alone business greater than 70,000 square feet
unless specifically approved by the governing body.
Recommended primary land uses with the Civic Center character area include:





Consumer-based commercial establishments that offer goods and services to the residents of central
Oconee
Employment-based business offices
Civic, institutional and semi-public uses, such as religious organizations, educational and sports/recreation
facilities, museums, libraries, senior centers, YMCAs, civic and convention centers
Single-family detached subdivisions and planned developments

Based upon the proposed development plan, this request complies with the development strategies,
goals and objectives for the Civic Center character area.
I.

What is the availability of adequate sites for the proposed use in districts that permit such use? There
are a limited number of undeveloped properties of zoned to allow fast food restaurants with drive-thru
service in the surrounding area.

J.

Is the site suitable for the proposed use relative to the requirements set forth in the Unified
Development Code (off-street parking, setbacks, buffer zones, open space, etc.)? The site is suitable for
the proposed development to meet the requirements of the Oconee County Unified Development Code.
The property owner submitted a request for Special Exception Variance approval along with this rezone
request. The Special Exception Variance is requesting approval to waive one of the required 5’ setbacks
for parking between the two proposed lots.

STAFF RECOMMENDATION & CONDITIONAL REQUIREMENTS
Staff recommends approval of this rezone request. If this request is approved, staff recommends the following
conditions to be fulfilled by the developer at his/her expense:
1.

The development shall be connected to the Oconee County water system and sewer system at the
developer’s expense in a manner approved by the Oconee County Utility Department and the Oconee
County Public Works Department.

2.

Developer shall construct center left turn lanes at each entrance to the development at the developer’s
expense and in accordance with the requirements of the Unified Development Code and the Oconee County
Public Works Department.

3.

Development structures shall meet or exceed the architectural standards as indicated on the concept plan,
narrative, representative photos submitted with the zoning application, and attached hereto,

4.

The development shall meet the development standards of the Mars Hill Overlay District, including lighting
and signage.

5.

The total building floor area of the development shall not exceed 7,050 Sf.

6.

Specific uses to be excluded from the rezoning are:
RV (Recreational Vehicle) Parks
Blood and Organ Banks
Pet Boarding Kennel
Dog Park, Pet Sitting services
Manufactures(Mobile) Home Dealer

Tractor &other Farm Equipment Repairs & Maintenance
Funeral Homes & Funeral Services
Truck, Utility & RV rental and Leasing
Construction, Transportation, Mining and Forestry Machinery
& Equipment Rental & Leasing
Recycling and Materials Recovery Facilities

7. Unless a Special Exception Variance is approved by the Board of Commissioners, the developer shall install
both 5’ parking setbacks between lots 1 and 2 on the concept plan per UDC Section 607.04.b (Special
Exception Variance #6899).
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0

200

400

600

800
Feet
1:2400

1000

1200

1400

:

