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Planning Department 
Oconee County, Georgia 

STAFF REPORT 

SPECIAL USE CASE #: 7104 
DATE: March 30, 2017 
STAFF REPORT BY: Andrew C. Stern, Planner 
APPLICANT NAME: Williams & Associates, Land Planners PC 
PROPERTY OWNER: Pinelake Campground, LLC 
LOCATION: PARCEL SIZE: ±16.814 Acres 
EXISTING ZONING: A-1 (Agricultural) 
EXISTING LAND USE: Agricultural & Residential 
SPECIAL USE REQUESTED: Recreational Vehicle Park 
REQUEST SUMMARY: The owner is petitioning for special use approval in order to allow a recreational vehicle park 
DATE OF SCHEDULED HEARINGS: 

PLANNING COMMISSION: April 17, 2017 
BOARD OF COMMISSIONERS: May 2, 2017 

ATTACHMENTS: Application  
 Special Use Impact Analysis 
 Narrative  
 Illustrative Photos 
 Site Review 

 Aerial Photo 
 Tax Map 

 Property Survey 
 Concept Plan 
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BACKGROUND INFORMATION & FINDINGS OF FACT 

HISTORY 
• The property has been zoned Agricultural (A-1) since the original adoption of zoning in 1968.  
• 11/20/2012 – The parent parcel was administratively split into three parcels 
• Parcel A-07-017C contains a single-family house, a shop, and multiple barns 
• Parcel A-07-017CA is vacant agricultural property 
• Parcel A-07-017BA contains a mobile home  

 
SURROUNDING LAND USE AND ZONING 

 EXISTING LAND USES EXISTING ZONING 
NORTH single-family residences on medium and large sized tracts A-1 (Agricultural) 
SOUTH plant nursery A-1 (Agricultural) 

 
EAST single-family residences on medium sized tracts A-1 (Agricultural) 
WEST single-family residence on a small sized tract & 

recreational vehicle park 
A-1 (Agricultural) 

 
PROPOSED PROJECT DESCRIPTION 

• The property owner is requesting Special Use approval to allow a recreational vehicle park with 34 gravel 
campsites. Proposed building facilities include five cabins and a bath house. Existing house and mobile 
home to remain and be converted into rental cabins 

o Existing Facilities: 
 House, mobile home, & barns – 15,590 SF 

o Proposed Facilities 
 34 gravel camping spaces each with water, electric, and septic connections 
 5 cabins & bathhouse – 2,016 SF  

• Single-story structures with wood, masonry, or steel construction with wood 
lap siding, board and batten, and/or cedar plank or shingle siding 

 48 parking spaces 
 
TRAFFIC PROJECTIONS 

• 110 ADT; 9 AM & 11 PM peak hours 
 
PUBLIC FACILITIES  
Water: 

• The facilities will be served by a private well  
Roads: 

• One private one-way driveway with an entrance and exit off High Shoals Road.  
Environmental 

• No 100 Year Flood Plain or Jurisdictional Wetland areas are located on the site 
• Conventional septic and drain-field are planned for the project 

 
 
COMMENTS FROM OTHER DEPARTMENTS & AGENCIES 

PUBLIC WORKS 
• Public Works suggests that the owner dedicate sufficient right-of-way (30 feet from the 

centerline of the road) along the Adams Road frontage. 
• Public Works suggest a condition stating that no access shall be permitted from Adams Road. 
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STAFF ANALYSIS 

THE ANALYSIS OF THE APPLICATION IS MADE BASED UPON THE “STANDARDS FOR SPECIAL USE CONSIDERATION” 
AS SET FORTH IN SECTION 1207.02 OF THE OCONEE COUNTY UNIFIED DEVELOPMENT CODE. 

A. Will the proposed special use be consistent with the stated purpose of the zoning district in which it will 
be located? Yes. Recreational vehicle parks are listed as requiring a Special Use approval in an Agricultural 
(A-1) zoning district. The A-1 zoning district is comprised of land having a predominately rural character. It 
is the intent of the regulations of this District to discourage the subdivision of land which is better suited 
to agricultural usage into urban-type development which requires increased public services, such as 
schools, fire protection, transportation improvements or waste disposal.   

B. Is the proposed special use compatible with the goals, objectives, purpose and intent of the 
Comprehensive Plan? Yes. The 2030 Future Development Map designates this tract with the character 
area “Rural Places.” The intent of the Rural Places Character Area is to provide a residential-agricultural 
community, which benefits from its scenic rural landscape with much of its identity based on its agrarian 
past while accommodating limited residential growth.   

C. Will the establishment of the special use impede the normal and orderly development of surrounding 
property for uses predominate in the area? No. The proposed recreational vehicle park should not 
impede the normal and orderly development of surrounding properties. A recreational vehicle park has 
been on adjacent property since approximately 1980. 

D. Is the location and character of the proposed special use consistent with a desirable pattern of 
development for the locality in general? Development patterns in the area have bene primarily 
residential. A recreational vehicle park would create a low intensity development not compatible with 
agricultural activity in the area.  

E. Is or will the type of street providing access to the use be adequate to serve the proposed special use? 
The site is served by GA Hwy 186 (High Shoals Road), a major collector. The anticipated traffic volume for 
the development would have minimal impact on the street.   

F. Is or will access into and out of the property be adequate to provide for traffic and pedestrian safety, 
the anticipated volume of traffic flow, and access by emergency vehicles? Yes. Access will be provided 
by one one-way drive off of GA Hwy 186. This drive should be adequate for traffic, pedestrian safety, and 
emergency vehicles. 

G. Are or will public facilities such as schools, water or sewer utilities, and police or fire protection be 
adequate to serve the special use? No impact to schools. All private septic tanks and drain fields will be 
approved by the Environmental Health Department at the time of construction. No impact to public water 
as the facilities will be connected to a private well. If the safety guidelines required under NFPA are 
followed, fire protection should be adequate to serve the facility.   

H. Are or will refuse, service, parking and loading areas on the property be located or screened to protect 
other properties in the area from such adverse effects as noise, light, glare, and odor? Refuse containers 
will be se screened to protect other properties in the area from noise and odor. A 6’ fall decorative 
masonry wall along the GA Hwy 186 frontage will screen and protect adjacent properties from parking 
and loading areas.   

I. Will the hours and manner of operation of the special use have no adverse effects on other properties 
in the area? The applicant’s narrative does not state the proposed hours of operation.  

J. Will the height, size or location of the buildings or other structures on the property be compatible with 
the height, size or location of buildings or other structures on neighboring properties? Yes. The 
development proposes five one-story cabins and a one-story bathhouse with wood lap, board and batten, 
cedar plant or shingle siding, similar in architectural style and appearance to existing buildings. 
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STAFF RECOMMENDATION & CONDITIONAL REQUIREMENTS 

Based on Board of Commissioners policies, decision making criteria and standards outlined in the development 
codes of Oconee County, staff recommends approval subject to the following conditions to be fulfilled by the 
developer at his/her expense: 

1. Central loudspeakers and public address systems shall be prohibited.  
2. No dumpster or trash receptacle shall be emptied between 7:00 PM and 8:00 AM. Dumpsters and trash 

receptacles shall be located where they are not visible from adjacent properties and shall be adequately 
screened from view from all streets.  

3. Lighting shall be established in such a way that no direct light is cast upon adjacent properties and 
roadways.  Footcandles shall be zero (0) at all property lines and along Adams Road right of way.    

4. Development structures shall meet or exceed the architectural standards as indicated on the concept plan, 
narrative, representative photos and other documents submitted with the special use approval application 
and attached hereto, paying special attention to the materials and design elements shown in the 
representative photos.   

5. A one foot (1’) no access easement shall be platted along the Adams Road frontage. 
6. No recreational vehicle (RV) space shall be permitted within 100’ of any existing residential structure 

located along Adams Road. 
7. Mobile homes shall not be permitted.  This restriction does not apply to the existing mobile home which 

shall meet the Unified Development Code Section 326.11 Standards for pre-owned manufactured homes. 
8. Permanent residency shall not be allowed except for one residence for the park staff.     
9. Storage of recreational vehicles, campers and boats is not allowed.   
10. Parking spaces for passenger cars shall be provided for each RV space.  No parking shall be permitted along 

interior drive. 
11. The development shall contain no more than 34 RV spaces and no more than 7 cabins (5 new structures plus 

two existing structures).   
12. Occupancy of RV spaces and cabins shall not exceed 30 days. 
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