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Planning Department 
Oconee County, Georgia 

STAFF REPORT 
 
REZONE CASE #: 7332 
 
DATE: November 28, 2017 
 
STAFF REPORT BY: Gabriel Quintas, Planner 
 
APPLICANT NAME:  Smith Planning Group 
  
PROPERTY OWNER: John Hadden III and Jennifer L. Hadden 
 
LOCATION: 1110 Cliff Dawson Road, between Moss Creek 
Drive and Mars Hill Road   
 
PARCEL SIZE: ± 6.34 Acres 
 
EXISTING ZONING: A-1 (Agricultural) w/ Mars Hill Overlay 
District 
 
EXISTING LAND USE: Agricultural  
 
ACTION REQUESTED: Rezone A-1 to B-1 
 
REQUEST SUMMARY: The property owners are petitioning for a rezone of this property to allow a reception hall.  
 
STAFF RECOMMENDATION: Staff recommends approval of this rezone request subject to conditions. 
 
DATE OF SCHEDULED HEARINGS 
 

PLANNING COMMISSION: December 11, 2017 
BOARD OF COMMISSIONERS: January 2, 2018 
 

ATTACHMENTS: Application  
 Zoning Impact Analysis 
 Narrative  
 Representative Photos 
 Site Review 

 Aerial Photo 
 Tax Map 

 Concept Plan 
 Plat of Survey 

 
NOTE: This request was submitted in conjunction with special exception variance requests # 7333 & 7334 and hardship variance 
request # 7335. 
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BACKGROUND INFORMATION & FINDINGS OF FACT 
 
HISTORY 

 The subject property has been zoned A-1 since the original adoption of the zoning map in 1968.  
 

SITE VISIT DESCRIPTION 

 The subject site is primarily pastureland with an existing shed and carriage house located towards the rear 
of the subject area. Additionally, the foundation for the proposed structure has been poured and is in 
place.  

 The remaining portion of the parent parcel (T.P. # C 02 037A) contains a residence, an existing drive, and a 
portion of a blueberry field which sits primarily on an adjoining lot.  

 The existing drive runs through an adjoining lot (T.P. # C 02 037J) owned by the present owner; said lot 
contains the greater portion of the aforementioned blueberry field, a guest house, a well house, and a 
bath house.  

 A large pond is present towards the rear of both aforementioned properties.  
 

SURROUNDING LAND USE AND ZONING 
 

 EXISTING LAND USES EXISTING ZONING 
NORTH Single-family residence A-1 (Agricultural) 

SOUTH Agricultural  A-1 (Agricultural) 

EAST Subject property owner’s single-family residence A-1 (Agricultural) 

WEST Single-family residences, undeveloped A-1 (Agricultural), R-1 MPD (Single Family Residential, 
Master Planned Development) 

 
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. 

o One single-story building totaling 5,800 sq. ft.  

 Designated unpaved parking area totaling approximately 55,567 sq. ft.   
 
*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 real 
estate subsector group (NAICS Code 531) is represented in Table 2.1 with a principal use description of Real Estate Office. Subsector 
531 includes “establishments primarily engaged in renting or leasing real estate to others1” and is, therefore, applicable to the 
requested use. 
 

 
TRAFFIC PROJECTIONS 

 No significant traffic impacts are anticipated. 
 

PUBLIC FACILITIES  
Water: 

 A county water mainline exists within the right-of-way of Cliff Dawson Road, and connection to the same 
is proposed for the development. 

 The estimated water usage for the development is as follows: 
o 1,250 GPD 
o Water maximum day demand: 1.3 GPM 
o Water peak hour demand: 3.3 GPM 

 
Sewer: 

 Sewerage will be handled by a private on-site septic system.  

                                                           
1 Executive Office of the President of the United States, U.S. Office of Management and Budget, North American Industry Classification System, U.S. Census 
Bureau (Washington D.C., 2017), 449, https://www.census.gov/eos/www/naics/2017NAICS/2017_NAICS_Manual.pdf (accessed November 28, 2017). 
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Roads:  

 The site is accessed via an existing drive located off Cliff Dawson Road. 
 
ENVIRONMENTAL 

 No 100 Year Flood Plain or Jurisdictional Wetland areas are located on the site. 

 The preservation of current drainage patterns in the form of sheet flow is proposed. 
 

 
COMMENTS FROM OTHER DEPARTMENTS & AGENCIES 
 
PUBLIC WORKS 

 Due to the addition of 5800 sq. ft. of impervious surface, stormwater management is required.  

 Traffic generation needs to reference the latest edition of the ITE Trip Generation Manual, or it needs to 
be studied using appropriate engineering standards. Trip generation may justify auxiliary turn lanes.  

 

 
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? The 
existing uses immediately surrounding the subject area are primarily residential. However, the general 
area along the present stretch of Cliff Dawson Road towards Mars Hill Road has a mixed-use character 
with commercial, professional, residential, and agricultural uses and zoning present in close proximity; the 
presence of a reception hall in this area would be compatible with the emerging mixed-use character of 
the general vicinity.  
 

B. To what extent are property values diminished by the particular zoning restrictions of the current 
zoning category? The subject property values are not diminished by the existing A-1 zoning. The use of a 
barn as a reception hall is not permitted in the A-1 zoning district, and the property must be rezoned to a 
commercial zoning district to allow the requested use.   

 
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? 
Should the present request be granted, public streets and schools should experience little or no 
impact; a reception hall experiences intermittent, limited use that should not generate consistent 
traffic increases. The site will be accessed from Cliff Dawson Road which is classified a minor collector 
by UDC Table 10.1. Furthermore, the Oconee County Utility Department has indicated that water 
capacity currently exists for the proposed development; sewerage will be handled by a private on-site 
septic system.  

 
2. Environmental impact? There are no environmentally sensitive areas on the subject property. 

   

3. Effect on adjoining property values? It is not anticipated that approval of the present request will 
have any negative effects on adjoining property values; extensive screening from view of passing 
traffic and residences along Cliff Dawson Road is currently present, and a vegetative buffer varying 
between 25 feet and 50 feet in width (see special exception variance request no. 7333) is proposed 
along the adjoining residential use to the north.  
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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? The public would benefit from a denial of the 
present request in so far as the current zoning does not allow commercial uses, which place a greater 
burden on public facilities than agricultural and residential uses. The hardship imposed upon the property 
owner would be the inability to use the barn currently under construction as a reception hall.  

 
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 area has been zoned 
A-1 since the original adoption of the zoning map in 1968 and is not vacant. 

  
F. Is the proposed use consistent with the stated purpose of the zoning district that is being requested? 

According to UDC Section 205.13, the General Business district (B-1) is intended for “business activities 
providing goods and services for local citizens of Oconee County and surrounding areas.” A reception hall 
provides such services by offering a leasable event facility to the general public. Staff believes that the 
proposed use is consistent with the stated purpose of the zoning district being requested.  
 

G. How does this request conform with or diverge from established land use patterns? The proposed 
development is consistent with the emerging mixed-use character of the general vicinity.  

 
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 Civic Center. The Community Agenda of the 2030 Comprehensive Plan specifically 
cites “consumer-based commercial establishments that offer goods and services to the residents” as a 
primary land use in this character area. However, the development strategies for the same character area 
place emphasis on the protection of existing neighborhoods from negative impacts and the necessity of 
adequate buffering between commercial and adjacent residential uses from light and sound. Staff 
believes that if the proposed development is screened and buffered from surrounding residential uses 
and the pastoral setting is maintained as proposed, then approval of the present request would be in 
keeping with the goals and objectives of the Comprehensive Plan. Additionally, the subject area lies within 
the Mars Hill Overlay and is assigned a land-use policy category of Mixed-use Development. This category 
encourages the preservation of a predominantly residential character with the allowance of limited 
commercial or office uses. Staff believes that approval of the present request would be in conformity with 
the intent of the Mixed-use Development category. 

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

are a few vacant sites that are commercially zoned in the immediate area, and there are a number of 
commercially-zoned vacant sites throughout Oconee County.   

 
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.)? Staff believes that the 
subject site is suitable for the proposed development relative to the requirements set forth in the Unified 
Development Code. However, if the companion special exception variance requests (no. 7333 & 7334) are 
not approved, the following will apply: a 50-foot buffer will be required (UDC Section 806) along the 
entire length of the northern property boundary and the proposed development layout will require 
reconfiguration to eliminate the encroachment upon said buffer currently depicted in the applicant’s 
concept plan; a 50-foot buffer will be required along the eastern property boundary adjoining the 
residential use on the parent parcel; a 15-foot buffer will be required along the southern property 
boundary adjoining the agricultural use on the parent parcel; and permanent off-street parking in 
accordance with Section 603 will be required for the development. Furthermore, if the companion 
hardship variance request (no. 7335) is not approved, the roofing material for the proposed barn will be 
required to comply with the development standards of the Mars Hill Overlay District [UDC Section 206.04 
(d) (4) (a) (iii)]. Additionally, should the present request be approved, it may be necessary to initiate a new 
commercial building permit application for the proposed structure and any commercial accessory 
structures incorrectly permitted as residential structures and pay all fees associated with said building 
permit(s). 
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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 at the developer’s expense in a 
manner approved by the Oconee County Utility Department and the Oconee County Public Works 
Department.  
 

2. Development structures shall meet or exceed the architectural standards as indicated on the concept 
plan, narrative, representative architectural sketches, and other documents submitted with the zoning 
application and attached hereto, paying special attention to the materials and design elements shown in 
the representative photos. However, if the companion hardship variance request (no. 7335) is not 
approved, then the roofing material for the proposed structure shall comply with UDC Section 206.04 (d) 
(4) (a) (iii) irrespective of the submitted representative sketches and narrative showing otherwise. 
 

3. Principal land uses allowed on the site shall be limited to a reception hall and its accessory uses. 
 

4. The total building floor area of the reception hall shall not exceed 5,800 square feet.  
 

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

6. No electronic sound amplification equipment that is capable of being heard outside of the parent tract by 
a person of normal hearing who is inside an off-site residence shall be used on the subject property at any 
time.  
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