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Planning and Code Enforcement Department 
Oconee County, Georgia 

STAFF REPORT 
  
SPECIAL USE CASE NO. P22-0297 
 
DATE: February 8, 2023 
 
STAFF REPORT BY: Guy Herring (Director of 

Planning and Code 
Enforcement) 

 
APPLICANT NAME: Frank Pittman 

 
PROPERTY OWNER: Halloran Masonry, Inc. 
 
LOCATION: 1619 New High Shoals Road (portion 

of B-07G-001) 
 
PARCEL SIZE: ±7.11 acres 
 
EXISTING ZONING: OBP (Office-Business Park 

District)  
 

2040 CHARACTER AREAS MAP: Community 
Village Center 
 
EXISTING LAND USE: Vacant property 
 
SPECIAL USE REQUESTED: Special use approval to allow a self-storage use on the property in the OBP zoning 
district. 
 
REQUEST SUMMARY: The applicant is requesting a special use approval to construct a self-storage facility under 
the existing OBP zoning. This is a principal use that is allowed by special use approval in the OBP zoning district 
according to Sec. 205.11 of the ordinances.  

 
STAFF RECOMMENDATION: Staff recommends conditional approval of this request.  

DATE OF SCHEDULED HEARINGS 
 
PLANNING COMMISSION: February 20, 2023 

BOARD OF COMMISSIONERS: March 7, 2023 

 
ATTACHMENTS: Application 
  Narrative  
  Special Use Impact Analysis 

  Plats of Survey 
Concept Plan 
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BACKGROUND INFORMATION & FINDINGS OF FACT 
 
HISTORY 

• The subject property is zoned OBP and B-2 and has been owned by the current owner since 2015. The parcel 
is a vacant lot.   

• This special use application for the subject site, P22-0297, requests approval for a self-storage facility in the 
OBP district. 

• The applicant is seeking a concurrent special exception variance (P22-0296) to reduce the required buffer 
from 50’ to 25’ along the western property boundary.  

• The applicant is seeking a concurrent rezoning (P22-0295) to change the zoning from OBP to OBP with a 
modified site plan to allow for the proposed self-storage facility. The current zoning plan is for an office 
park as part of a split zoned parcel.  

• The proposed buildings will not exceed 141,925 SF in total.  
 

SURROUNDING LAND USE AND ZONING 

 EXISTING LAND USES EXISTING ZONING 
NORTH Vacant land B-1 (General Business District), OIP 

(Office Institutional Professional District) 
SOUTH Agricultural use  AG (Agricultural District)  
EAST Church, county services AG (Agricultural District), B-2 (Highway 

Business District) 
WEST Residential  R-1 (Single Family Residential District)  

 

PROPOSED PROJECT DESCRIPTION 

• The applicant is requesting a special use permit to construct a self-storage facility on the subject property in 
accordance with OBP zoning provisions.  

• The proposed self-storage commercial development includes development of multiple buildings on the 
subject property with ownership by the current owner.  

o The proposed buildings and sizes are as follows: 
 Building 100 – 18,600 SF one-story self-storage facility 
 Building 200 – 87,300 SF two-story self-storage facility 
 Building 300 – 10,400 SF one-story self-storage facility 
 Building 400 – 25,625 SF two-story self-storage facility 

• The applicant’s estimated value of the proposed improvements for the project is $10 million.  
 

PUBLIC FACILITIES  

Water: 
• The project is proposed to utilize County water services in the amount of approximately 80 gpd. 
• The Water Resources Department has indicated in a letter that potable water is available at this location. 

 
Sewer: 

• The project is proposed to utilize septic in the amount of approximately 80 gpd.  
 

Roads: 
• The site will be accessed from New High Shoals Road through a new access point.  

 
TRAFFIC PROJECTIONS 

• There is an estimated additional 205 ADT (average daily trips) to be expected for the mini-warehouse use 
(Trip Generation Manual, 11th Edition). Per the manual, the proposed development does not meet the 1,000 
ADT threshold that is required to trigger a traffic impact analysis. 
 

ENVIRONMENTAL 

• No 100-Year Flood Plain, Jurisdictional Wetland areas, or state water buffers are located on the site. 
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COMMENTS FROM OTHER DEPARTMENTS & AGENCIES 
Water Resources Department: 

• No comments 
 

Public Works Department: 
• No comments 

 
Fire Department: 

• No comments 
 

 
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 purpose of the OBP zoning district is to “provide a location for offices, institutions, limited related  
business and service activities and limited industrial operations and processes in buildings of high character in 
attractive surroundings” (Unified Development Code Sec. 205.11). Staff notes that the requested self-storage 
development is allowed in OBP zoning with special use approval, as requested by the applicant. 

 
B. Is the proposed special use compatible with the goals, objectives, purpose, and intent of the 

Comprehensive Plan?  
The subject portion of the property lies within with the Community Village Center character area, as shown on 
the 2040 Future Development Map. The Community Village Center character area is intended to include “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” (Comprehensive Plan, p. 46). The Comprehensive Plan lists commercial 
center establishments as primary land uses in the Community Village Center character area. Staff holds that the 
proposed rezoning is compatible with the goals, objectives, purpose, and intent of the Comprehensive Plan as the 
proposed use will support the surrounding residential uses and align with nearby commercial uses. 
 

C. Will the establishment of the special use impede the normal and orderly development of surrounding 
property for uses predominate in the area?  
Nearby lots are predominantly zoned R-1, OIP, AG, B-1, and B-2. Primary land uses in the area are a mixture of 
residential, commercial, and institutional uses. The proposed self-storage development should not impede the 
normal and orderly development of surrounding property due to the primarily commercial and office uses of the 
surrounding properties. Due to the adjacent less intensively developed residential property, the proposed 
development will require a buffer to be located along the subject site property line adjacent to residences. Staff is 
of the opinion that the proposed use is potentially compatible with the character of the existing uses 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? 
Based on the character area designation of Community Village Center (see above), a desirable pattern of 
development for the area would include higher-intensity commercial (such as larger-scaled shopping centers, 
professional offices, and services), residential, and recreational uses. The proposed development potentially 
aligns with the intent for this character area. Furthermore, the subject property’s location along New High 
Shoals Road is suitable for commercial uses.  
 

E. Is or will the type of street providing access to the use be adequate to serve the proposed special use?  
The proposed access from New High Shoals Road is expected to be adequate to serve the proposed use. Traffic 
increases are expected for the self-storage development, with 205 additional ADT.  

 
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?  
While increased traffic generation is anticipated, the concept plan addresses this through development of an 
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access drive and interior site roadways. The proposed access to the site should be adequate to provide for 
traffic/pedestrian safety, accommodate the anticipated volume of traffic, and provide access to 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 Water Resources department has indicated that water is available for the site. The impacts to police and fire 
protection services should be minimal for this self-storage development. Schools will not be impacted by this 
project. 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? 
The subject site will be subject to Article 8 requirements for landscape buffers adjacent to all neighboring 
properties of lower intensity. A compliant landscape buffer should provide adequate screening to protect adjacent 
properties from expected adverse impacts. The applicant has concurrently filed a special exception variance to 
reduce a required 50-foot buffer to 25 feet along the western side of the subject property.  
 

I. Will the hours and manner of operation of the special use have no adverse effects on other properties in 
the area?  
The hours and manner of operation associated with the proposed special use modification are not expected to 
have significant adverse impacts on nearby properties. This expectation is influenced by the requirement for a 50-
foot buffer adjacent to less intensive uses. Of note, the applicant is requesting a buffer reduction from 50 feet to 
25 feet along the western property line, which could contribute to the level of impact on the adjacent residential 
lots.  
 

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 dimensions and style of the proposed buildings should not be detrimental to adjacent residential development, 
commercial and other buildings. The proposed heights of buildings are in keeping with the scape of surrounding 
development. The proposed architectural theme of the project features a building style that fits the local style for 
similar commercial structures, including brick or stone with stucco accents. 

 
 

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 the developer/owner at his/her expense:  
 

1. Design for site development 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 the same to the County, free of all liens. 
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. Building facades shall match images 1 and 3 of the applicant submitted architectural images.  
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