Planning Department
Oconee County, Georgia

STAFF REPORT
REZONE CASE #: 7734
DATE: June 4, 2019
STAFF REPORT BY: Grace B. Tuschak, Planner
APPLICANT NAME: Beall & Company, LLC
PROPERTY OWNER: Burgess Family Enterprises, LLC and
J.G. Griffeth Investments, LLC
LOCATION: 1181 Jennings Mill Road; along Jennings Mill
Extension, Oconee Connector, and Virgil Langford Road
PARCEL SIZE: ± 19.289 (various parcels)
EXISTING ZONING: AG (formerly A-1) and B-2 (Highway
Business District)
EXISTING LAND USE: Vacant
FUTURE DEVELOPMENT MAP CHARACTER AREA DESIGNATION: Regional Center
ACTION REQUESTED: Rezone from AG (formerly A-1) and B-2 (Highway Business District) to B-2 with
modifications to rezone no. 2060.
REQUEST SUMMARY: The property owner is petitioning for a zoning change from AG (formerly A-1) and B-2 to
B-2 in order to allow for development of a commercial subdivision.
STAFF RECOMMENDATION: Staff recommends conditional approval of the present request.
DATE OF SCHEDULED HEARINGS
PLANNING COMMISSION: June 17, 2019
BOARD OF COMMISSIONERS: July 2, 2019
ATTACHMENTS:

Application
Narrative
Zoning Impact Analysis
Representative Photos
Aerial Imagery
Zoning Map
Future Development Map
Plat of Survey
Concept Plan
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BACKGROUND INFORMATION & FINDINGS OF FACT
HISTORY
 Parcel C-01-047A (0.417 acres) was included in a rezone to allow for construction of a business park on
multiple parcels approved on 03/06/2001.
 The remaining parcels, C-01-046, C-01-046B, and C-01-046C have been zoned A-1 since the original
adoption of the zoning map in 1968.
SITE VISIT DESCRIPTION
 The site is currently undeveloped and wooded.
SURROUNDING LAND USE AND ZONING

NORTH
SOUTH

EXISTING LAND USES

EXISTING ZONING

Shopping Center (Epps Bridge Centre I), Paul Brown
Parkway ROW
Commercial Subdivision (Resurgence Park), Virgil
Langford ROW

B-2 (Highway Business District)

EAST

GDOT Right of Way (Paul Broun Parkway)

WEST

Medical Office Building (University Vascular),
Commercial Banks

B-1 (General Business District)
B-2 (Highway Business District)
OIP (Office Institutional District)
N/A
B-2 (Highway Business District)

PROPOSED PROJECT DESCRIPTION
The applicant proposes to develop the entirety of the subject site into a commercial subdivision:









Thirteen lots are proposed, to be available for purchase or construction once final platted.
Building exteriors are proposed to be predominantly brick with stucco, stone, cultured stone, and cut stone
detailing.
Total building area is proposed to be 173,601 square feet, with an average of 9,000 square feet per acre.
Curb and gutter, sidewalks, and handicap ramps are proposed throughout the project.
All utilities are proposed to be underground.
Project infrastructure is proposed for development over a 6-10 month period.
Project buildout is projected to be completed in 3 years.
The total value of the project at completion is projected to be $43,400,250.

PROPOSED TRAFFIC PROJECTIONS
The proposed development is projected to have the following traffic impacts:



1408 ADT, 216 AM peak hour trips, 187 PM peak hour trips
Source: ITE Trip Generation Manual; ITE Land Uses: 760: Research and Development Center

PUBLIC FACILITIES
Water:


The Oconee County Water Resources Department has indicated in a water and sewer availability letter dated
05/29/2019 that sufficient potable water is available to serve the proposed development.

Sewer:
 The Oconee County Water Resources Department has indicated in a water and sewer availability letter dated
05/29/2019 that wastewater treatment/sewer collection and transmission capacity are currently available for
the proposed development.
Roads:




A portion of Jennings Mill Extension is proposed to be realigned in order to intersect with Oconee Connector
at a signalized intersection opposite the east bound exit lane from Paul Broun Parkway.
A portion of Old Jennings Mill Road is proposed to be realigned to create a corner parcel fronting on Jennings
Mill Extension.
A public road to be called Research Parkway is proposed to connect Virgil Langford Road and the
realigned section of Jennings Mill Extension.
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Access to the project is proposed at five intersections, including the signalized intersection described
above.
Deceleration lanes are proposed at the intersection of Virgil Langford Road and the proposed Research
Parkway, and at the intersection of Jennings Mill Extension and Old Jennings Mill Road (as shown on the
associated concept plan).

ENVIRONMENTAL



No state waters or jurisdictional wetlands are located on the site.
No 100-year flood plains are located on the site.

COMMENTS FROM OTHER DEPARTMENTS & AGENCIES
OCONEE COUNTY PUBLIC WORKS DEPARTMENT


Provide stopping sight and intersection sight distance.



Provide 1-foot no access easement along lot 4-8 and Jennings Mill, Lot 4 & Oconee Connector, Lot 1 & 8
and Virgil Langford, lot 10-13 and Paul Broun Parkway, Lot 9 & 10 along Virgil Langford Road.

OCONEE COUNTY FIRE DEPARTMENT


No comments

OCONEE COUNTY WATER RESOURCES DEPARTMENT
 No comments
GEORGIA DEPARTMENT OF TRANSPORTATION


No comments

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?
Lots surrounding the subject site are primarily zoned B-1 and B-2 and are in commercial use. The subject
property lies in close proximity to extensive commercial development along Epps Bridge Parkway and
Oconee Connector. Staff believes that the present request is compatible with nearby commercial uses and the
ongoing pattern of transitioning land use from low-density residential use to commercial use.
B. To what extent are property values diminished by the particular zoning restrictions of the current
zoning category?
The subject site is currently zoned A-1 and B-2 and is not being used for any agricultural or commercial
purpose. Given the location of the property along multiple commercial corridors, it is reasonable to believe
that it would be more valuable as a commercial property than as an agricultural property.
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:
i. Population density and effect on community facilities such as streets, schools, water, and sewer?
County officials have indicated that existing county water capacity, sewer treatment capacity, and
emergency services should be adequate for the proposed development. The current request should not have
any significant impact on the local school district and local population densities should not be adversely
impacted.
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ii. Environmental impact?
No known environmental areas exist on the site; staff does not anticipate any significant adverse
environmental impacts.
iii. Effect on adjoining property values?
The current request is in keeping with adjacent properties’ uses and zoning, and with the ongoing
commercialization of the surrounding area. New commercial development should not impair vicinal
property values.
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?
Should the present request be denied, the majority of the subject site could not be developed for commercial
purposes. Conversely, by maintaining the current zoning restrictions, usage of nearby County roads and
demands for County services such as water, sewer, fire suppression, and emergency services would not be
additionally burdened by new commercial development.
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?
Satellite imagery1 shows the subject property to have been vacant as far back as 1993, while commercial
development has progressed steadily since the early 2000s to the south along Georgia Highway 316, to the
north along Oconee Connector and Epps Bridge Parkway, and to the east along Virgil Langford Road. These
developments include Epps Bridge Centre 1, Resurgence Park, Piedmont-Athens Regional Health Campus,
and 316 Professional Quarter.
F. Is the proposed use consistent with the stated purpose of the zoning district that is being requested?
The B-2 (Highway Business District) is intended for those business activities generally oriented to the
highways. Commercial subdivisions similar to the proposed development are common in the B-2 zoning
district. Similar nearby developments have been approved within the B-2 zoning district such as 316
Professional Quarter and Oconee Health Campus. Staff believes that the proposed commercial subdivision
is consistent with the stated purpose of the requested zoning district.
G. How does this request conform with or diverge from established land use patterns?
Staff believes that the present request conforms to established land use patterns and is consistent with ongoing
commercial development in the vicinity of the subject property. The Comprehensive Plan encourages this
transition of land use from agricultural and low-density residential uses to commercial uses through the
designation of this area as a Regional Center (see below).
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 2040 Future Land Use Map designates the subject property with the character area “Regional Center.”
The 2040 Comprehensive Plan describes the Regional Center as an area intended for a broad range of
regional-serving commercial uses, including “office complexes for medical and corporate offices,” small
office complexes such as ‘office condominiums’” as suitable primary land uses. The 2040 Comprehensive
Plan lists B-2 as an appropriate zoning district for the Regional Center character area, and staff believes that
the proposed development conforms to the Future Land Use Map and the goals and objectives set forth for
the Regional Center character area.

1

I.

What is the availability of adequate sites for the proposed use in districts that permit such use?
Few vacant sites currently exist in the general vicinity that have not already been approved for commercial
development. As a result of existing conditional zoning, it is unlikely that other properties exist in the county
that would permit the project to be developed as proposed.

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 site is suitable for the proposed use relative to the requirements set forth in the UDC.

Source: 2019 Google Earth Pro
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STAFF RECOMMENDATION & CONDITIONAL REQUIREMENTS
Staff recommends conditional approval of this rezone request, subject to the following conditions to be fulfilled
by the owner/developer at their expense:
1.

Development design and structures shall meet or exceed the standards indicated on the concept plan,
narrative, representative architectural sketches, and other documents submitted with the zoning
application and attached hereto. This condition shall not construe approval of any standard that is not
in conformity with the Unified Development Code.

2.

At least 80 percent of exterior wall surfaces of all buildings and structures shall be either brick veneer
or stone veneer. The remaining 20 percent of each wall may be stucco. Metal siding is strictly
prohibited.

3.

All site lighting shall consist solely of full cutoff luminaires as defined in the Unified Development
Code.

4.

Service areas and dumpsters shall be visually screened from public view by a six-foot masonry wall
with façade materials matching the exterior of principal structures with black painted metal/steel
enclosure doors. Enclosure doors made of wood or chain link are prohibited.

5.

All lots shall be accessed via internal streets; a one-foot no-access easement shall be recorded on the
subject property as follows:




Lots 1 and 8 along Virgil Langford Road ROW
Lot 4 along Oconee Connector ROW
Lots 5-10 along Jennings Mill Extension ROW

6.

At its expense, Owner shall make all right of way improvements and shall dedicate all rights of way
which are required by the County after the County’s review of Owner's development plans pursuant to
the County’s ordinances and regulations. No development permit shall be issued until Owner has
agreed to such improvements and dedication.

7.

The total building square footage of the project shall not exceed 173,601 square feet.

8.

The following uses, allowed by right in B-2 zoning district, shall not be allowed on the subject
property:

TABLE OF DISALLOWED USES
Recreational Vehicle Parks
Pawnshop or Loan Brokers, other than Mortgage Loan Brokers
Automotive Repair and Maintenance, except Car Washes Car Washes
Automotive Parts, Accessories, and Tire Stores
Automotive Transmission Repair
General Automotive Repair
Automotive Body, Paint and Interior Repair and Maintenance
Automotive Exhaust System Repair
Automotive Oil Change and Lubrication Shops
Automotive Glass Replacement Shops
Home and Garden Equipment Repair and Maintenance
Tractor and Other Farm Equipment Repairs and
Automobile Commercial Parking Lots and Garages
Maintenance
Truck, Utility Trailer and RV (Recreational Vehicle) Rental
Home Appliance Repair and Maintenance
and Leasing
Construction, Transportation, Mining and Forestry Machinery
Passenger Car Rental and Leasing
and Equipment Rental and Leasing
General Equipment and Tool Rental Centers
Adult Entertainment
Construction Contractors, Builders and Developers, with
Radio and Television Broadcasting Stations
outdoor storage
Taxidermists
Archery or Shooting Ranges
Used Car Dealers
New Car Dealers
Motorcycle Dealers
Recreational Vehicle Dealers
All Other Motor Vehicle Dealers
Boat Dealers
Lumber Yards
Auction Houses
Truck Stops and Other Gasoline Stations
School and Employee Bus Transportation
Rezone Staff Report, Burgess Family Enterprises, LLC, and J.G. Griffeth Investments, LLC, #7734, Page 5 of 6

General Freight Trucking, Local
General Freight Trucking, Long-Distance
Taxi and Limousine Service
Charter Bus Industry
Scenic and Sightseeing Transportation
Daycare Center
Landscaping Services
Bail Bonding or Bondsperson Services
Event Venues (as a principal use)

Shuttle Services, Vanpools and Other Ground Passenger
Transportation
Private Schools: Colleges and Universities
Private Schools: Religious Exempt Nonpublic Post-Secondary
Institutions
Private Schools: Junior Colleges
Private Schools: Kindergarten, Elementary and Secondary
Specialized Freight (except Used Goods) Trucking, Local
Group Daycare Center
Cigar and Tobacco Stores, including “Vape” Shops and
Electronic Cigarette Stores
Crematories
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Beall & Company
February 25, 2019 (rev.5/29/19)

B&C Project #18-028
B-2 Subdivision Rezone Request
19.289 Acres

ZONING IMPACT ANALYSIS
Standards for Rezone Consideration
(Burgess Family Enterprises, LLC and J.G. Griffeth Investments, LLC
A.

Consider the proposed use and existing uses and zoning of nearby property:
The proposed B-2 uses on the 19.289 acre parcels will be compatible with other existing
commercial uses in the area and with other zoning classifications in the area. The vicinity of
Virgil Langford Road and the OCONEE CONNECTOR are predominantly B-2, B-1, and
OIP uses.

B.

Consider the extent to which property values are diminished by the particular zoning
restrictions of the current zoning: The true value of the property is based on its ability to be
developed commercially as neighboring properties have been developed over the years.
Every commercial development in the area has gone through a rezone of some magnitude in
order to be developed commercially. A commercial subdivision is not an allowed use on A1 (agricultural) zoned property. The value of the property is diminished by its existing A-1
zoning classification.

C.

Consider the extent to which the destruction of property values of the individual property
owner promotes the health, safety, morals or general welfare of the public with
consideration to:
(1) Population density and effect on community facilities such as streets, schools, water and
sewer: Roads presently serving the site and the general area that have not already been
improved will experience impact by the proposed development, however, improvement of
those roads by developers are standard operating procedures in Oconee County; there will
be increases in water and sewer usage once the property is developed, but again, it will be
the developer’s responsibility to fund water and sanitary sewer extensions to serve the
project; the proposed plan will have a positive impact on the tax base and the school system
since the project will generate no additional students; there will be favorable initial and
ongoing ripple economic impacts on the county as a result of the requested zoning and
development.
(2) Environmental impact: Potential increase in storm-water runoff will be mitigated
through the use of storm-water management areas in compliance with Oconee County
ordinances; Water quality concerns will be mitigated through the use of filtration devices,
infiltration structures, and water quality monitoring; Enhanced “best management
practices” will be employed to address soil erosion/sediment control concerns.
(3) Effect on adjoining property values: There will be a positive effect on adjoining
property values due to commercial development of the subject property.
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B-2 Subdivision Rezone Request
19.289 Acres

D.

Consider the relative gain to the public, as compared to the hardship imposed upon the
individual property owner: The petitioner recognizes no gain to the public if the requested
modification to the zoning is denied.

E.

Consider the length of time the property has been vacant as zoned, considered in the context
of land development in the area in the vicinity of the property:
The subject property has remained idle while other rezoned properties in the vicinity have
developed. The property is still vacant and will remain so until the A-1 zoning is modified
to a classification that allows development in accordance with the REGIONAL CENTER
development strategies.

F.

Consider the consistency of the proposed use with the stated purpose of the zoning district
that is being requested: The Unified Development Code of Oconee County states that it is
the intent of the B-2 district to serve those business activities generally oriented to
highways. The subject property can be seen from the Epps Bridge Parkway, the Oconee
Connector, the University Parkway, the Athens Perimeter Highway as well as from Jennings
Mill Road, Jennings Mill Extension, and Virgil Langford. The proposed use is consistent
with the stated purpose of the zoning district that is being requested.

G.

Consider the conformity with or divergence from any established land use patterns: The
proposed zoning and development plan for the property is consistent with established land
use patterns

H.

Consider the conformity with or divergence from the Future Development Map or the goals
and objectives of the Oconee County Comprehensive Plan: The proposed zoning and
development plan for the subject property is consistent with the Future Development Map
and the objectives of the REGIONAL CENTER classification of the Oconee County
Comprehensive plan.

I.

Consider the availability of adequate sites for the proposed use in districts that permit such
use: There are other sites available in the county, however the subject site is highly
compatible with all neighboring uses and zoning.

J.

Consider the suitability of the site for the proposed use relative to the requirements set forth
in the Development Code such as off-street parking, setbacks, buffer zones, and open space:
The site can and will be developed in conformance with all applicable requirements such as
off-street parking, setbacks, buffer zones, and open space as set forth in the Development
Code.
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