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Planning Department 
Oconee County, Georgia 

STAFF REPORT 

REZONE CASE #: 7221 

DATE: August 9, 2017 

STAFF REPORT BY: Mackenzie Battista & Sandy Weinel, 
Assistant Director 

APPLICANT NAME: Smith Planning Group, LLC. 

PROPERTY OWNER: Laurie H. Rice Trust 

LOCATION: South side of High Shoals Road 

PARCEL SIZE: ±4.70 Acres 

EXISTING ZONING: A-1 (Agricultural)  

EXISTING LAND USE: Agricultural  

ACTION REQUESTED: Rezone A-1 to B-1 (General Business) 

REQUEST SUMMARY: The property owner is petitioning to rezone this property to bring an existing reception hall 
into compliance by rezoning the property to a commercial zoning classification.     

STAFF RECOMMENDATION: Staff recommends approval of this rezone request subject to conditions. 

DATE OF SCHEDULED HEARINGS 
PLANNING COMMISSION: August 21, 2017 
BOARD OF COMMISSIONERS: September 5, 2017 

ATTACHMENTS: Application  
 Zoning Impact Analysis 
 Narrative  
 Representative Photos 
 Site Review 

 Aerial Photo 
 Tax Map 
 Plat 

 Concept Plan 
 
 
 
 
 
NOTE: This request was submitted in conjunction with Special Exception Variances requests #7222 & #7223. 
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BACKGROUND INFORMATION & FINDINGS OF FACT 

HISTORY 

 The subject property has been zoned A-1 (Agricultural) since the adoption of zoning in Oconee County on 
May 7, 1968. 

 Building permit #4609 was issued in 2001 for a horse barn with a 1-bedroom apartment 
 
SURROUNDING LAND USE AND ZONING 

 EXISTING LAND USES EXISTING ZONING 
NORTH agricultural, single-family residence on a medium sized tract & 

undeveloped 
A-1 (Agricultural)   

SOUTH agricultural, single-family residence on a medium sized tract & 
undeveloped 

A-1 (Agricultural) 

EAST agricultural & undeveloped  A-1 (Agricultural)  

WEST single-family residences on large sized tracts & agricultural A-1 (Agricultural)  

PROPOSED PROJECT DESCRIPTION 

 Reception Hall* – a privately operated facility available for lease by private parties primarily for events, 
i.e. weddings, class reunions, corporate gatherings etc. 
 Total Buildings – 1 

 Barn (Reception Hall facility) –15,144 SF 
 
*Reception hall rental or leasing is not specifically listed in Table 2.1 of the UDC. If it were, it would have the National American 
Industry Classification System (NAICS) code 531120 - Lessors of Nonresidential Buildings –except Miniwarehouses.  However, the 
economic sector, 531, is represented in Table 2.1 with a principal use description of Real Estate Office.  531 comprises multiple 
establishments primarily engaged in acting as lessors of buildings or facilities and is, therefore, applicable to the requested use.         

TRAFFIC PROJECTIONS 

 No significant traffic impacts are anticipated by this request 

PUBLIC FACILITIES  

 Water & Sewer: None (The reception hall is currently served by a private well, septic tank & drainfield) 
 
ENVIRONMENTAL 

 A 100-Year Flood Plain has been established along Middle Robinson Creek and the pond on the parent 
tract; no Jurisdictional Wetland areas are located on the site 

 Wastewater from the reception hall is treated by an existing septic tank and drain field 
 

COMMENTS FROM OTHER DEPARTMENTS & AGENCIES 

 CODE ENFORCEMENT  

 Event facility shall meet current Fire Code requirements for an Assembly Occupancy 
 

ENIRONMENTAL HEALTH  

 More information is needed to determine what approvals are required 

 

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? All 
surrounding properties are currently zoned A-1 (Agricultural). Land uses around the subject property are 
predominantly agricultural with single-family residences on medium and large sized tracts.  A non-
agricultural use in the vicinity is Pinelake Campground (RV Park).      

B. To what extent are property values diminished by the particular zoning restrictions of the current 
zoning category? The existing A-1 zoning for the property does not diminish the property value. The use 
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of the permitted barn as a reception hall is not an allowed use within the A-1 zoning classification and 
must be rezoned in order to bring the property into compliance under an appropriate non-residential 
zoning district.  

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? 
There is no anticipated effect on community facilities; use will be served by well and septic system.  
Access will be via SR 186, classified by Georgia Department of Transportation as a rural area major 
collector.   

2. Environmental impact? The site does not contain any 100-year floodplain, jurisdictional wetlands, or 
stormwater management facilities.     

3. Effect on adjoining property values? Several events have been held at the reception hall and there 
appears to be no negative effect on the property values of adjoining tracts.     

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 appears to be no relative gain to the public in 
maintaining the current zoning.  The hardship on the property owner will be the inability to bring the 
existing reception hall into compliance under an appropriate non-residential zoning district to continue 
operating.     

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 property has historically 
been used as an equestrian facility.    

F. Is the proposed use consistent 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 reception hall provides a service for local 
citizens of Oconee County and surrounding areas as a leasable event location. The barn has operated as a 
reception hall as a non-compliant use in the A-1 (Agricultural) zoning district.  Rezoning the property to B-
1 will allow the reception hall to be in compliance under an appropriate non-residential zoning district. 

G. How does this request conform with or diverge from established land use patterns? Established land use 
patterns are predominantly agricultural with some residential development along High Shoals Road.  

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 the subject tract 
with a character area of “Rural Places.” Primary land uses within the Rural Places character area include 
mini-farm estates on lots of more than 5 acres and homesteads on individual lots. The reception hall does 
not conflict with the intent of the goals, guidelines or development strategies of the “Rural Places” 
character area if the large estate and pastoral setting is maintained.    

 
I. What is the availability of adequate sites for the proposed use in districts that permit such use? There 

are no commercially zoned properties along High Shoals Rd. 

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.)? Improvements are 
required to bring the site into compliance with the UDC.  The property owner submitted two Special 
Exception variance requests in conjunction with this rezone request to (1) eliminate the requirement to 
construct off-street parking and to (2) eliminate the requirement to install a buffer between incompatible 
land uses.   

 

STAFF RECOMMENDATION & CONDITIONAL REQUIREMENTS 
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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. Principal land uses allowed on the site shall be limited to a reception hall and its accessory uses.  

2. The total building floor area of the reception hall shall not exceed 15,144 Sf.  

3. Site and building design shall meet the required standards of all state and local fire and life safety codes. 

4. No electronic sound amplification equipment shall be used on the subject property at any time of the day or 

night, which is capable of being heard outside of the parent tract by a person of normal hearing who is 

inside an off-site residence.   

5. Unless a Special Exception Variance is approved by the Board of Commissioners, the developer shall 
construct off-street parking as required under UDC Section 603 of the Unified Development Code. (Special 
Exception Variance #7223) 

6. Unless a Special Exception Variance is approved by the Board of Commissioners, the developer shall install 
landscaped buffers between incompatible land uses as required under UDC Section 806 of the Unified 
Development Code. (Special Exception Variance #7222) 

  





2016 Aerial Photograph
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