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Planning and Code Enforcement Department 

Oconee County, Georgia 

STAFF REPORT 

 

SPECIAL USE CASE NO. 7791 

 

DATE: July 2, 2019 

 

STAFF REPORT BY: Grace B. Tuschak, Planner 

 

APPLICANT NAME: JDG Investments, LLC 

 

PROPERTY OWNER: Barbara Gasaway 

 

LOCATION: 4800 Monroe Highway 

 

PARCEL SIZE: ± 72.81 acres 

 

EXISTING ZONING: AG (Agricultural)  

 

2040 CHARACTER AREAS MAP: Rural Places, 

Suburban Neighborhood, Civic Center, 

Parks/Recreation/Conservation  

 

EXISTING LAND USE: Single family residential, agricultural 

 

SPECIAL USE REQUESTED: Event Venue 

 

REQUEST SUMMARY: The applicant is requesting special use approval for a portion of the property and the 

existing antebellum home to be used as an event venue  

 

STAFF RECOMMENDATION: Staff recommends conditional approval of this request.  

DATE OF SCHEDULED HEARINGS 

 

PLANNING COMMISSION: July 15, 2019 

BOARD OF COMMISSIONERS: August 6, 2019 

 

ATTACHMENTS: Application 

  Narrative  

  Special Use Impact Analysis 

  Aerial Imagery 

Zoning Map 

Future Development Map 

  Plats of Survey 

Concept Plan 
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BACKGROUND INFORMATION & FINDINGS OF FACT 
 

HISTORY 

 Both subject parcels have been zoned agricultural since the original adoption of the zoning map in 1969.  

 The property has been used historically for agricultural activities, including a fish camp located on the site 

for many years.  

 

SURROUNDING LAND USE AND ZONING 

 EXISTING LAND USES EXISTING ZONING 
NORTH Agricultural  

Single-family Residential (Ashland subdivision) 

AG (Agricultural) 

AR (Agricultural Residential) 

SOUTH Undeveloped/wooded 

Single-family residential (Westland subdivision) 

Institutional (Word of Truth Worship Center) 

AG (Agricultural) 

R-1 MPD (Single-Family Residential/Master 

Planned Development) 

B-2 (Highway Business) 

EAST Institutional (Bethabara Baptist Church)  

Single-Family Residential (Westland subdivision) 

AG (Agricultural) 

R-1 MPD (Single-family Residential/Master 

Planned Development) 

WEST Single-Family Residential 

Agricultural 

AG (Agricultural)  

 

PROPOSED PROJECT DESCRIPTION 

 The applicant is proposing to restore and expand the existing antebellum home for use as an event venue; a 

±72.81-acre portion of the property is included in the special use request  
 No additional structures are proposed, and no existing structures other than the residence are proposed for 

use as part of the event venue 
 Complementary retail and hotel uses have been requested on the front portion of the property as part of rezone 

no. 7735 
 If approved, the project phasing would be as follows: 

o Phase I: improvement and expansion of the existing home to serve as an event venue, to be 

completed by the end of 2020. 

o Phase II: construction of the specialty shops and restaurants, to be completed by the end of 2025.  

o Phase III: construction of the boutique hotel, to be completed by the end of 2027.  

 Phases II and III would require the extension of water and sanitary sewer to the site. 

 The total value of the project at completion is projected to be $7,500,000. 

 The remainder of the ±101.15 acre property not included in the rezone or the special use application is 

proposed to be subdivided from the property.  

 

PUBLIC FACILITIES  

Water: 

 The retail space, restaurant, and boutique hotel will require County water service prior to permitting 

 An existing county water line is located along US Hwy 78 and is proposed for connection prior to Phase II 

of the project 

 The event venue to be developed during Phase I is proposed to be served initially by a private well and to 

transition to County water service when it becomes available. 

 

Sewer: 

 The retail space, restaurant, and boutique hotel will require sanitary sewer connection prior to permitting 

 Sanitary sewer connection is not currently available; future sanitary sewer connection is proposed to be 

accessed through the R-1 MPD property to the East (Westland subdivision) 

 The event venue to be developed during Phase I is proposed to be served initially by a septic system, 

transitioning to County sewer service when it becomes available.  
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Roads: 

 The existing entrance is proposed to be improved in compliance with GDOT standards 

 Paved asphalt drives and parking, curbing, and sidewalks in compliance with UDC Article 6 are proposed 

for interior access to commercial areas 

 

TRAFFIC PROJECTIONS 

The proposed development is projected to have the following traffic impacts at full build out: 

 Average Daily Trips Peak AM Peak PM 

Hotel 245 16 18 

Specialty Retail 355 55 22 

Event Venue 46 3 0 

Restaurant 270 2 22 

Total 916 76 62 

ENVIRONMENTAL 

 Several ponds and streams containing state protected waters exist on the site  and will be subject to restrictions 

of UDC Sec. 904 

 A conservation corridor exists along the majority of the streams on site and will be subject to buffering 

requirements of UDC Sec. 905  

 No 100-Year Flood Plain is located on the site. 

 No Jurisdictional Wetlands areas are located on the site 

 

COMMENTS FROM OTHER DEPARTMENTS & AGENCIES 

Water Resources Department: 

 No comments 

 

Public Works Department: 

 No comments 

 

Fire Department: 

 No comments 

 

Georgia Department of Transportation 

 The developer will need to coordinate with Georgia Department of Transportation 
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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?  
The AG zoning district is intended to preserve rural landscapes, discourage the subdivision of prime agricultural 

lands, and minimize requirements for public services such as schools, fire protection, transportation 

improvements, and waste disposal. The proposed special use would provide an economic use for the property 

that preserves the majority of the property’s open space, matches the existing rural character of the area, and 

requires minimal county services. Few adjacent residences exist and they would be buffered by a significant 

distance from the proposed event venue. Staff holds that the proposed special use is consistent with the stated 

purpose of the AG zoning district. 

 

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 site with character areas of Rural Places, Suburban 

Neighborhood, Civic Center, and Parks/Recreation/Conservation. The Rural Places character area is described 

in the 2018 Comprehensive Plan as “a residential-agricultural community, which benefits from its scenic rural 

landscape, with much of its identity based on its agrarian past…” This character area also allows “home‐based 

and farm‐based businesses…provided they are compatible with existing nearby residential uses.” Compatible 

secondary land uses for this character area include semi-public and institutional uses and cottage industries. 

Development strategies for this character area including providing “visual landscapes that are traditionally 

found in rural areas and communities; and avoiding “the inappropriate conversion of undeveloped land into 

sprawling, residential developments.” Staff holds that the proposed special use constitutes a compatible 

commercial use that would maintain a traditional rural landscape and avoid large scale residential development, 

which is considered undesirable in the Rural Places character area.  
 

While the Suburban Neighborhood character area is predominantly intended to be residential, the 2018 

Comprehensive Plan also supports “innovative and mixed-use development in appropriate locations, such as 

MPDs in the unincorporated area” and “appropriate reuse, redevelopment, or refurbishment of areas where 

activity and aesthetics have declined.” The subject property is adjacent to Westland MPD, fronts along a 

principal arterial/state highway, and is no longer being maintained for agricultural activities. The proposed 

adaptive reuse of the subject property would protect many acres of open space, which is considered desirable in 

the Suburban Neighborhood character area. 

 

The Civic Center character area is described in the Comprehensive Plan as a “relatively high intensity mix of 

commercial and institutional uses,” including businesses, retail shopping, and offices. Primary land uses for this 

character area include “consumer based commercial establishments that offer goods and services to the 

residents of central Oconee” while “an established residential component adds people to the area.” The 

proposed special use is considered a low intensity commercial use which should be compatible with the Civic 

Center character area.  

 

The Parks/Recreation/Conservation character area corresponds with state protected waters and corresponding 

requirements of UDC Article 9 will apply. No construction is proposed within the Parks/Recreation/ 

Conservation character area. 

 

Staff holds that given the convergence on the property of several character areas, which support varying 

intensities of commercial use, the proposed mixed use project (the proposed event venue in conjunction with the 

boutique hotel, specialty retail, and restaurant described in companion rezone no. 7735) is consistent 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?  
Predominant uses in the immediate vicinity of the subject property are open space/pastureland and single-family 

residential. Given the intermittent use of the proposed event venue at off-peak hours and the property’s location 

along a principal arterial road, the proposed special use should not significantly impact traffic in the vicinity. The 
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proposed special use should match the rural and residential character of the vicinity and staff holds that it should 

not impede the normal and orderly development of surrounding property uses predominate in the area. 

 

D. Is the location and character of the proposed special use consistent with a desirable pattern of development 

for the locality in general? 
The proposed special use should be consistent with the rural aesthetic of the area, match the existing 

neoclassical architecture, and preserve existing open space on the property. The proposed event venue is located 

far from any adjacent residential uses, and would provide an economic use for the property that is compatible 

with agricultural, residential, and low intensity commercial uses, all of which are supported by the 

Comprehensive Plan as desirable development patterns for this area of the county. Staff holds that the location 

and character of the proposed special use should not interfere with a desirable pattern of development for the 

locality in general. 

 

E. Is or will the type of street providing access to the use be adequate to serve the proposed special use?  
Staff holds that US Hwy 78 (a principal arterial road) should be adequate to serve the proposed special use.  

 

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 existing driveway is proposed to be improved according to GDOT standards, including a deceleration lane 

if necessary. Given these considerations, existing access points to the proposed special use should be adequate 

to provide for traffic/pedestrian safety, the anticipated volume of traffic, and access 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?  
The proposed special use requires minimal additional County water services, and impact to police and fire 

protection services should be minimal. Impact to local schools should be positive, by adding to the tax base 

without contributing any additional students. Connection to Oconee County Sewer is not proposed as part of the 

special use application. Staff holds that public facilities should be adequate to serve this special use.  

 

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? 
Companion variance no. 7792 has been submitted in order to waive the requirement for lighting in off-street 

parking areas and to allow for low intensity accent lighting in parking areas. The majority of parking areas are 

proposed to be screened from view and located to the rear of the structure, with overflow parking in pasture areas. 

Trash receptacles are proposed to be screened with fencing and landscaping to minimize any adverse visual 

impacts. Staff holds that refuse, service, parking and loading areas on the property should be located and screened 

to protect other properties in the area from such adverse effects as noise, light, glare, and odor. 

 

I. Will the hours and manner of operation of the special use have no adverse effects on other properties in 

the area?  
Primary use of the event venue is projected to occur on weekends, with smaller events and meetings anticipated 

to occur on weekdays. Hours of operation will be between 10am and 11pm. Staff notes that sufficient distance 

exists between the proposed special use and adjacent residential properties to adequately buffer residences from 

noise. Staff holds due to the large size of the property, limited residential development adjacent to the subject 

property, and the limited hours of operation, the hours and manner of operation of the special use should have 

no adverse effects on other properties in the area. 

 

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?  
The proposed expansion of the existing residence will maintain a scale compatible with predominately residential 

structures on neighboring properties. 
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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 of the present special use request. Staff 

recommends it be subject to the following conditions to be fulfilled by Owner at its 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 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.  

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 

and enclosure doors with façade materials matching the exterior of the principal structure. Enclosure 

doors made of chain link are prohibited. 

5. Any allowed freestanding signs shall only be permitted as ground (monument) signs and shall not 

exceed twenty feet in height. Pole signs are prohibited.  

6. Illuminated and LED signage is prohibited.  

7. The event venue shall operate only between the hours of 10 a.m. and 11 p.m. 







































A 02  017 A 02  017A

US Hw
y 78

W US
Hw

y 7
8 E

0 1,100 2,200 3,300 4,400550

Feet

Special Use #7791 - Gasaway, Barbara

1:6,000 E

Tax Parcel #'s
A-02-017

A-02-017A



Rural Places

Suburban Neighborhood

Civic Center

Civic Center

Civic Center

Civic Center

Country Estates

Community Village

Suburban Neighborhood

Suburban Neighborhood US Hwy 78 E

US
Hw

y 78
W

Hog Mountain Rd

Garrett RdStill Rd
Choyce Johnson Rd

He bro
n C

hu
rch

Rd

Potter Rd

Tre
adw

ell
Br

idg
e R

d

Goat Farm Rd

Þ

Site

Vicinity Map

^ .Oconee County 
Planning Department

This map is a representation of the future 
development mapand should be used for
planning purposes only
0 1,000 2,000 3,000 4,000500

Feet

Legend
Subject Area
Conservation Corridor
Country Crossroads
Corridor Commercial
Agricultural Preservation
Suburban Neighborhood
Rural Places
Country Estates
Traditional Neighborhood
Neighborhood Village
Community Village
Civic Center
Technology Gateway
Regional Center



Hog
Mountain Rd

Ashla
nd 

Dr

Van
essa

Ave

HebronChurch R d

WestlandPkwy

US Hwy 78 W

Still Rd

Oconee
Cro

ssing Cir

Goat
Farm Rd

Ca
rrit

her
s

Sc
ho

ol R
d

BrookstoneXing
Tre

ad
we

ll

Brid
ge

Rd

Potter Rd
Choyce

Johnson Rd

Ashl
and

Dr

US Hwy
78 E

O-I-P

B-1

FP

AR

B-2
R-1AR-3

AG

.
Oconee County

Planning Department
This map is representative of current county zoning

as of May 2019  and should be used for
planning purposes only.

Zoning
AG
AR-3
AR
R-1
R-2
R-3
M-H
B-1
B-2
O-I-P
O-B-P
I

1:14,0000 910 1,820 2,730 3,640455
Feet
















