Planning and Code Enforcement Department
Oconee County, Georgia

STAFF REPORT
SPECIAL USE CASE NO. 7581
DATE: October 24, 2018
STAFF REPORT BY: Gabriel Quintas, Assistant Director
APPLICANT NAME: Smith Planning Group, LLC
PROPERTY OWNER: Grace Fellowship Church of God, Inc.
LOCATION: East side of Malcom Bridge Road, near the
intersection of Malcom Bridge Rd and Hodges Mill Rd
PARCEL SIZE: ± 21.652 Acres
EXISTING ZONING: AR-1 (Agricultural Residential One
Acre District) and R-2 (Two Family Residential District)
2040 CHARACTER AREAS MAP: Suburban Neighborhood
EXISTING LAND USE: Community-scale church
SPECIAL USE REQUESTED: Unified Development Code: Table 2.2, “Churches and Other Places of Worship:
Community Scale” – Special Use / R-2 & AR-1 (Two Family Residential District and Agricultural Residential OneAcre District)
REQUEST SUMMARY: The owner is petitioning for a modification of special use approval no. 6077 to allow an
expansion of the existing community-scale church campus.
STAFF RECOMMENDATION: Staff recommends conditional approval of this special use modification request.
DATE OF SCHEDULED HEARINGS
PLANNING COMMISSION: November 12, 2018
BOARD OF COMMISSIONERS: December 04, 2018
ATTACHMENTS:

Application
Special Use Impact Analysis
Narrative
Site Review
Aerial Photo
Tax Map
Plat of Survey
Representative Photograph
Concept Plan
Copy of Special Use Resolution No. 6077 & 3243
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BACKGROUND INFORMATION & FINDINGS OF FACT
HISTORY





The subject property has been partially zoned R-2 and AR-1 (formerly A-2) since the adoption of zoning in
1968.
The subject church has been present on the site since 1997.
09/02/2003 – The BOC approved a conditional use permit request (no. 3243 – now known as a special use)
for a 10.8-acre portion of the subject site to allow an expansion of the church’s buildings and facilities.
Approval was given for approximately 51,240 square feet of total building area.
09/06/2011 – The BOC approved a special use modification request (no. 6077) for a 12.8-acre portion of the
subject site to accommodate an expansion of the church campus and facilities. Approval was given for a
maximum of 50,925 square feet of total building area.

SURROUNDING LAND USE AND ZONING

EXISTING LAND USES
NORTH

Single-family residences on lots greater than one acre

SOUTH

Single-family residences and pastureland

EAST

Wooded land and agricultural uses

WEST

Malcom Bridge Road right-of-way and pastureland

EXISTING ZONING
R-2 and AR-1 (Two-Family Residential District
and Agricultural Residential Once Acre District)
R-2 and AR-1 (Two-Family Residential District
and Agricultural Residential Once Acre District)
AR-1 (Agricultural Residential Once Acre
District)
R-2 (Two-Family Residential District)

SITE AND PROPOSED PROJECT DESCRIPTION
The applicant is proposing a phased expansion of the existing church buildings and facilities. The present special use
request would also incorporate additional land not presently approved for a community-scale church special use. In
addition to the building expansion described below, the applicant is proposing to develop a 10,450 sq. ft. playground
area and a 145,830 sq. ft. multi-use athletic field.
The existing church buildings have a total area of approximately 33,243 sq. ft.:





Administrative office building (split-level single-family residence) – approx. 3,120 sq. ft.
Storage building – approx. 1,800 sq. ft.
Church building – approx. 28,323 sq. ft.
Existing open space – approx. 17.4 acres (80 % of the site)

The proposed church buildings, at completion, would have a total area of approximately 86,160 sq. ft.:





Church building incorporating administrative offices, assembly, and classrooms – approx. 81,160 sq. ft.
Counseling center – approx. 5,000 sq. ft.
Remaining open space at full build-out – approx. 9.2 acres (42 % of the site)
The administrative office building and storage building are proposed to be removed.

PUBLIC FACILITIES
Water:
 The Oconee County Water Resources Department has indicated that sufficient water capacity exists to serve
the proposed project.
 The site is currently served by the 8-inch water line located within the Malcom Bridge Road right-of-way.
 Estimated water demand for full build-out: 8,760 GPD
o Estimated water maximum day demand: 9.1 GPM
o Estimated water peak hour demand: 22.8 GPM
Sewer:
 Sewage disposal is currently handled by a private on-site septic system; the applicant proposes to expand and
relocate the existing system to accommodate the proposed church expansion.
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Roads:
 Interior asphalt driveways are proposed throughout the site to provide vehicular access and circulation
throughout the campus.
 One entrance along Malcom Bridge Road will provide access to the site. The existing main entrance is
proposed to be removed.
 The applicant proposes road improvements to the Malcom Bridge Road right-of-way including a deceleration
lane and a center-left turn lane to facilitate vehicular access to the site.
TRAFFIC PROJECTIONS
According to the 9th Edition of the ITE Trip Generation Manual, the proposed development is projected to have the
following traffic impact based on an area of 81,160 square feet for the main church building:


740 ADT; 45 A.M. and 412 Sunday peak hour trips (ITE Land Use: 560 – Church)

ENVIRONMENTAL




No 100-Year Flood Plain or Jurisdictional Wetlands areas are located on the site.
The subject site is entirely located within an identified Aquifer Recharge Area. The proposed project will
therefore be required to comply with any requirements for new construction and sewage disposal as outlined
in UDC Section 912 and as required by other state and federal agencies.
Stormwater will be collected in swales or drains and pipes and directed to proposed stormwater detention
basins.

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? The majority of the subject site is currently zoned AR-1; a smaller portion of the site along Malcom
Bridge Road is zoned R-2 as is typical within the former municipal limits of Eastville. Residential districts are
intended to accommodate churches and allow close proximity to the residential communities surrounding the
church. However, community-scale churches are allowed strictly by special use in the R-2 and AR-1 residential
zoning districts to ensure that the property and surrounding area are appropriate to accommodate the presence of
a large church. Staff notes that the expansion would be in conformity with the restrictions and standards set forth
for community-scale churches located in residential zoning districts as outlined in UDC Section 316. Specifically,
the subject expansion will be located on a site that is greater than five acres; all access to the site is proposed
along a major collector and the site has sufficient road frontage along a major collector; and an incompatible-use
structural buffer is proposed along all agricultural and residential uses surrounding the site. Based on the
foregoing, staff believes that the proposed expansion of the buildings and facilities is consistent with the intent of
the AR-1 and R-2 zoning districts.
B. Is the proposed special use compatible with the goals, objectives, purpose and intent of the Comprehensive
Plan? The 2040 Character Areas Map designates the subject site a character area of Suburban Neighborhood.
The 2040 Comprehensive Plan specifically cites “single-family residential subdivisions, conservation
subdivisions, and master-planned developments” as primary land uses within this character area, while “semipublic and institutional uses” are mentioned as compatible secondary land uses. The expansion, with all road and
buffer improvements as proposed, should not pose any detriment to the suburban character of the neighborhood.
Staff believes that the present request is in keeping with the goals, objectives, purpose, and intent of the
Comprehensive Plan.
C. Will the establishment of the special use impede the normal and orderly development of surrounding
property for uses predominate in the area? The special use has been an established use on portions of the
subject site for approximately twenty years. An expansion of the buildings and facilities, with all road and buffer
improvements as proposed, should not impede the normal and orderly development of surrounding property.
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D. Is the location and character of the proposed special use consistent with a desirable pattern of development
for the locality in general? The subject use is already an established use on a portion of the site. The subject site
lies in close proximity to several major collectors that should be able to accommodate the increased traffic impact
expected of the proposed expansion. The character of the Malcom Bridge corridor within Eastville is diverse;
commercial, two-family and single-family residential, agricultural, and institutional uses are all present within
the general vicinity surrounding the subject site. Staff believes that the proposed expansion would conform to the
varied pattern of development common to the Eastville area.
E. Is or will the type of street providing access to the use be adequate to serve the proposed special use?
Malcom Bridge Road is classified a major collector by the Unified Development Code, and Public Works
Department staff has indicated that the proposed improvements to the road should alleviate most of the additional
traffic that will be generated by the proposed expansion. Staff therefore believes that the road providing access to
the site should be adequate to serve the proposed expansion.
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? The site will be served by one entrance
along Malcom Bridge Road. The proposed access as depicted on the associated concept plan with proposed
improvements to Malcom Bridge Road should be adequate to provide for traffic and pedestrian safety, anticipated
increased traffic flow, and ingress and egress by 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? Existing public facilities should be adequate to serve the proposed expansion.
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? The proposed
expansion would create additional noise and light that could adversely affect the enjoyment and value of
properties surrounding the site. To address this concern, staff has recommended enhanced screening and buffers
and a requirement that all site lighting consist solely of full cut-off luminaires. If approved as conditioned below,
the proposed expansion including all proposed parking areas and site improvements should be sufficiently
buffered and screened from adjoining properties to mitigate the noise and light generated by the existing church
and proposed expansion.
I.

Will the hours and manner of operation of the special use have no adverse effects on other properties in
the area? While a church may operate on any day of the week, the majority of the activity on the site will be held
on Sundays and Wednesday evenings. Staff holds that the normal hours of operation of the church should not
have any adverse effects on adjoining properties.

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? Staff believes that the
size of the main church building as proposed at completion would not be compatible with buildings common in
the surrounding vicinity. Staff has addressed this concern by recommending enhanced buffering and screening
requirements as conditions of approval.

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 of the present special use request subject to
the following conditions to be fulfilled by the developer/owner at his expense:
1.

The total building square footage, including all proposed and existing buildings, shall not exceed 86,160 square
feet.

2.

All site lighting, including any existing lighting, shall consist solely of full cutoff luminaires as defined by the
Illuminating Engineering Society of North America.
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3.

The developer shall construct right-of-way improvements at the proposed entrance including a deceleration lane
and a center-left turn lane. Final design and location of such improvements shall be subject to review and approval
by the Public Works Director.

4.

Any and all transportation improvements, including but not limited to the improvements proposed along Malcom
Bridge Road and depicted on the associated concept plan dated 10/11/18, shall be completed prior to the issuance
of a certificate of occupancy for the expansion of the main church building.

5.

A 25-foot landscape buffer, meeting the design standards of UDC Section 808 and incorporating dense evergreen
plant material and a fence, shall be constructed along all property lines adjoining residential and agricultural uses
and zoning except that the eastern property line adjoining tax parcel number A-05-018 shall only be required to
meet the minimum applicable design standards for incompatible-use buffers outlined in UDC Section 808.

6.

The landscape strip along the Malcom Bridge Road right-of-way shall incorporate evergreen plant material
measuring at least three feet in height in addition to the minimum standards for landscape strips required by UDC
Section 805.

7.

All proposed screening and buffers shall be installed prior to the issuance of a certificate of occupancy for the
expansion of the main church building.

8.

Illuminated and LED signage is prohibited.
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