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Planning Department 
Oconee County, Georgia 

STAFF REPORT 
 
REZONE CASE #: P22-0184 
 
DATE: October 5, 2022 
 
STAFF REPORT BY: Guy Herring (Director of Planning and 

Code Enforcement) 
   

APPLICANT NAME: Smith Planning Group 
                                         
PROPERTY OWNER: Westminster Christian Academy                                      
 
LOCATION: 1185 S Bishop Farms Parkway; 

                                      B-06W-001, portion of B-06-040C, portion of B-06-
040A 

 
PARCEL SIZE: ±5.5 acres 
 
EXISTING ZONING: AG (Agricultural District), R-1 (Single Family Residential District), B-1 (General 

Business District) 
 
EXISTING LAND USE: Vacant land 
 
FUTURE DEVELOPMENT MAP CHARACTER AREA DESIGNATION: Suburban Neighborhood / 

Community Village 
 
ACTION REQUESTED:  Rezone the property from AG, R-1, and B-1 to OIP (Office Institutional Professional 
District) in order to expand the campus of the school including new buildings, recreational areas, and a drop-off 
and pick-up location.  
 
STAFF RECOMMENDATION: Staff recommends conditional approval of this request 
 
DATE OF SCHEDULED HEARINGS 
 

PLANNING COMMISSION: October 17, 2022 

BOARD OF COMMISSIONERS: November 1, 2022  

 

ATTACHMENTS: Application  
Narrative  
Zoning Impact Analysis 

 Plat of Survey 
 Concept Plan  
 Letter of Sewer & Water Availability 
 Rezoning Exhibit 
 Traffic Study 
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BACKGROUND INFORMATION & FINDINGS OF FACT 
  
HISTORY  

• The school buildings were constructed on parcel B-06-040A in 1988, 1990, 2019, and 2021.  
• Parcel B-06-040C was purchased in 2013 for expansion area. 
• In 2017, a SUP was approved to incorporate the B-06-040C parcel and develop a new master plan.  
• A SUP for the AG property and 2 rezoning applications for the B-06-040C and B-06W-001 parcels are 

being submitted concurrently.  
 

SURROUNDING LAND USE AND ZONING 
 

 EXISTING LAND USES EXISTING ZONING 
NORTH Single-family residential 

 
R-1 (Single-Family Residential District) 

SOUTH Single-family residential R-1 (Single-Family Residential District) and AG 
(Agricultural District) 

EAST Single-family residential, commercial R-1 (Single-Family Residential District), OIP (Office 
Institutional Professional District), and B-1 (General 
Business District) 

WEST Single-family residential AG (Agricultural District) 
 

PROPOSED DEVELOPMENT 
• The proposed use includes expanding the campus in the new 5.5 acres of the subject site (B-06W-001, B-

060-040A and B-06-040C) and revising the SUP on the existing campus to add a new campus center, 
school buildings, recreational areas, and a new centrally located drop-off and pick-up location in the 
proposed OIP parcel. 

o The proposed plan includes many structures and uses for the academic campus including: 
 Multi-purpose administration/classroom buildings 
 Two temporary modular classroom buildings 
 Parking 
 Student activity center 
 6-lane track and sports field 
 Recreational spaces for recreational and social opportunities 

• Construction would occur over time per school growth needs and as funding is available. Construction is 
expected to begin within the next 12-18 months.  

• The projected project valuation is $20 million. 
 

PROPOSED TRAFFIC PROJECTIONS  
• At full build out, 1,240 ADT (average daily trips) are estimated with 405 AM peak hours and 85 PM 

peak hours (ITE Trip Generation Manual, 10th Edition). The new projected ADT is higher than the 
previous ADT estimated for the site, which was 868 ADT. 

PUBLIC FACILITIES  

Water: 
• The project is proposed to utilize County water services. 
• The Water Resources Department has indicated in a letter dated 07/21/2022 that potable water is 

available at this location. 
 
Sewer: 

• The project is proposed to utilize County sewer services. 
• The Water Resources Department has indicated in a letter dated 07/21/2022 that wastewater treatment 

capacity in the requested 8,007 gpd amount is available for the project at the Calls Creek Treatment 
Facility. 
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Roads:   
• The existing entrance on New High Shoals Road would continue to provide access to the campus. 
• The proposed plan will move the drop-off and pick-up location further away from New High Shoals 

Road. 
• A second entrance is proposed to S Bishop Farms Parkway to provide additional ingress/egress.  

ENVIRONMENTAL 
• No 100-year flood plain, jurisdictional wetlands, or state waters are known to exist on this parcel.  

 

COMMENTS FROM OTHER DEPARTMENTS & AGENCIES 
 
OCONEE COUNTY PUBLIC WORKS DEPARTMENT 

• No comments 
 

OCONEE COUNTY FIRE DEPARTMENT 
• No comments 

 
OCONEE COUNTY WATER RESOURCES DEPARTMENT 

• All at the owner's expense, the owner shall construct the improvements required by the County for 
public water and public wastewater services for the subject property and convey the same to the County, 
free of all liens. Said improvements shall include all on-site improvements and off-site improvements as 
required by the County to provide service to the subject property. 

     
Transportation Consultant 

• 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. All such improvements shall be shown on the preliminary site 
plan and site development plans for the project and no development permit shall be issued until Owner 
has agreed to such improvements and dedication. 

 
 
 
 

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. Whether the zoning proposal will permit a use that is suitable in view of the existing uses, 
development, and zoning of nearby property. 
Nearby lots are predominantly zoned R-1 and AG, with a few B-1 and OIP lots. Primary land uses in the 
area are a mixture of residential and commercial uses. Staff holds that the proposed development is suitable 
in view of the existing nearby development and zoning. 
 

B. Whether the property to be rezoned has a reasonable economic use as currently zoned. 
The property has a reasonable economic use for a school as currently zoned.  
 

C. The extent to which the zoning proposal promotes the health, safety, morals or general welfare of the 
public with consideration to: 
i. Population density and effect on community facilities such as streets, schools, water, and sewer; 

The current request proposes 5 buildings and new recreational spaces over the existing approved site 
and a proportionate increase in demand for water and wastewater treatment are anticipated. Increased 
traffic generation is also anticipated, with 372 additional ADT over the previously approved rezone.  
 

ii. Environmental impact; 
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No environmentally sensitive areas are known to exist on the site. 
 

iii. Effect on the existing use, usability and/or value of adjoining property. 
The proposed development is in keeping with surrounding uses and is not anticipated to affect the 
existing use, usability, and/or value of adjoining property. The expansion of the campus fits with the 
proposed zoning and allows for the continued growth of the school.  
 

D. The length of time the property has been vacant as zoned, considered in the context of land 
development in the vicinity of the property.  
The B-1 parcel was purchased in 2022 in order to expand the school’s campus. Along with the purchase of 
the adjacent R-1 parcel for expansion, the applicant needed to revise the SUP to update the campus master 
plan.  
 

E. Consistency of the proposed use with the stated purpose of the zoning district that is being requested. 
The purpose of the OIP zoning district is to “provide an area for business and professional offices as well 
as for social, fraternal, political, civic and community organizations. The district is also designed for 
institutional uses such as hospitals, nursing homes, convalescent centers, institutional planned 
developments and clinics” (Unified Development Code Sec. 205.08). Staff holds that the requested 
expansion of the Westminster campus fits with the purpose of the OIP district as private schools are an 
allowed principal use in OIP zoning.  
 

F. Whether there are other existing or changing conditions or land use patterns affecting the use and 
development of the property which give supporting grounds for either approval or disapproval of the 
zoning proposal. 
The proposed use is already permitted by the existing zoning as an allowed special use in AG and R-1 and 
an principal use in B-1. The zoning request to rezone the subject parcel to OIP is to combine the newly 
acquired expansion parcels with the existing parcel in order to support the campus master plan and assure 
that the new lot meets the minimum lot size of 5 acres for private elementary and secondary schools (Sec. 
337.01). Additionally, the temporary classrooms require special use approval, which aligns with this 
application. Staff holds that these conditions give supporting grounds for approval of the zoning proposal. 
 

G. Conformity with or divergence from the Future Development Map or the goals and objectives of the 
Oconee County Comprehensive Plan. 
The subject property lies within the Suburban Neighborhood / Community Village Character Area as shown 
on the 2040 Character Areas Map. The 2018 Comprehensive Plan describes this mixed-use Character Area 
as containing “Mixed-use developments that integrate and link together a compatible assortment of higher-
intensity commercial (such as larger-scaled shopping centers, professional offices, and services), residential, 
and recreational uses through a comprehensive circulation system” (2018 Comprehensive Plan, p. 46). The 
Comprehensive Plan supports enhancing the community and services with higher density and institutional 
uses as a secondary land use in this Character Area (2018 Comprehensive Plan, p. 46). Staff holds that the 
proposed school expansion is in conformity with the Future Development Map and the goals and objectives 
of the Oconee County Comprehensive Plan. 
 

H. The availability of adequate sites for the proposed use in districts that permit such use. 
It is somewhat likely that other OIP zoned properties exist in the county that would permit a school campus 
use. However, this rezoning is to support the existing school site and expansion onto the adjacent property 
that the school already owns to ensure campus continuity in a zoning that allows for a principal use for 
private schools.  
 

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 this request subject to the following 
conditions to be fulfilled at the expense of the owner/developer:  

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. The owner at their own expense shall construct the improvements required by the County for public water 
and public waste services for the subject property and shall convey same to the County, free of all liens. 

https://oconeecounty.com/DocumentCenter/View/5958/Oconee_CharAreas_11x17_06152018
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Said improvements shall include all on-site improvements and such off-site improvements as are required 
by the County to provide service to subject property. 

3. 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. All such improvements shall be shown on the preliminary site plan 
and site development plans for the project and no development permit shall be issued until Owner has 
agreed to such improvements and dedication.  

4. Site lighting shall be fully oriented towards the interior of the site so as not to impose glare or objectionable 
light levels onto adjacent public roads and the neighboring residential properties. Light levels shall be less 
than one foot candles at all property lines.  

 
5. The use of central loudspeakers and public address systems shall be prohibited outside of normal daytime 

hours of operation of the school.  
 

6. No outdoor recreation or entertainment operation shall be allowed between the hours of 11:00 PM and 8:00 
AM. 

 
7. No dumpster or trash receptacle shall be emptied between 7:00 PM and 7:00 AM. Dumpsters and trash 

receptacles shall be located where they are not visible from adjacent properties and shall be adequately 
screened from view from all streets.  

 
8. A 25 foot wide screening buffer shall be constructed between any proposed parking area or athletic field 

which adjoins a residential use. Said buffer shall be a mix of evergreen trees and shrubs with a minimum 
height of 6 feet at the time of planting.   

 
9. A school zone shall be established on New High Shoals Road using flashing school beacons. The flashing 

school beacons shall be installed in accordance with Oconee County standards at the owner’s expense. 
Ownership and maintenance responsibility of the school beacons shall be conveyed to Oconee County along 
with any other improvements within the right-of-way. 
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