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Planning Department 

Oconee County, Georgia 
STAFF REPORT 

 
REZONE CASE #: 7278 
 
DATE: September 6, 2017 
 
STAFF REPORT BY: Gabriel Quintas, Planner 
 
APPLICANT NAME: Beall & Company 
 
PROPERTY OWNER: BCPC Holdings, LLC 
 
LOCATION: 2053 Experiment Station Rd; southeast of the 
intersection of Hog Mountain Road and Experiment Station 
Road 
 
PARCEL SIZE: ± 8.10 Acres 
 
EXISTING ZONING: B-1 (General Business) & OIP (Office, 
Institutional, Professional)  
 
EXISTING LAND USE: Vacant land  
 
ACTION REQUESTED: Rezone B-1 and OIP to OIP with modifications to rezone # 1783 and 4705 
 
REQUEST SUMMARY: The owners are petitioning for a rezone of this property in order to allow for the construction 
of a professional office park on seven parcels that comprise the subject property.  
 
STAFF RECOMMENDATION: Staff recommends approval of this rezone request subject to conditions. 
 
DATE OF SCHEDULED HEARINGS 
 

PLANNING COMMISSION: October 16, 2017 
BOARD OF COMMISSIONERS: November 7, 2017 

 
ATTACHMENTS: Application  
 Zoning Impact Analysis 
 Narrative  

 Representative Photographs 
 Site Review 
 Aerial Photograph 

 Tax Map 
 Plat of Survey 
 Concept Plan 
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BACKGROUND INFORMATION & FINDINGS OF FACT 
 
HISTORY 

 The subject property was rezoned from A-1 to B-1 in 1995 (rezone #488) as part of an overall 24.574-acre 
commercial development. 

 In 2000, the same was rezoned from B-1 to OIP (rezone #1783) for the purpose of facilitating a 
professional/office development. Additionally, the subject property was granted a variance in the same year 
to allow the subdivision of the same into seven lots on a private drive.  

 The existing seven parcels were final platted as “Butler’s Crossing Professional Park” in 2002.  

 In 2005, two parcels of the subject property (tax parcel # B-6M-5E and B-6M-5EA) were rezoned from OIP to 
B-1 (rezone #4705) for the purpose of facilitating a commercial/business development.  
 

SITE VISIT DESCRIPTION 

 The subject site is comprised of a predominantly open tract with trees along the subject property lines and 
an existing private drive and curb. 

 
SURROUNDING LAND USE AND ZONING 
 

 EXISTING LAND USES EXISTING ZONING 
NORTH Commercial, gas station B-1 (General Business)  

SOUTH Single-family residential R-1 (Single-Family Residential) 

EAST Undeveloped, single-family residential  OIP (Office, Institutional, Professional) & A-1 (Agricultural) 

WEST Commercial shopping center, Publix B-1 (General Business) 

 
PROPOSED PROJECT DESCRIPTION 

 Condominium Office Park 

 Twelve (12) individual buildings totaling 63,700 feet of office space are proposed.  

 Build-out of all proposed buildings is anticipated to last around three years.  
 

TRAFFIC PROJECTIONS  

 728 ADT, 111 AM and 100 PM peak hour trips 

 Access exists via 40’ ingress/egress easement to Experiment Station Road. 
 

PUBLIC FACILITIES  
Water: 

 A county water main exists within the proposed development, and new water mains will be extended from 
the existing water line throughout the development as necessary for supply and fire protection. 

 The estimated water usage is 3,185 GPD. 
 

Sewer: 

 Sanitary sewer lines exist within the subject property, and gravity sanitary sewer lines will be extended into 
the project as necessary.  

 
ENVIRONMENTAL 

 No 100 Year Flood Plain or Jurisdictional Wetland areas are located on the site. 

 The Lampkin Branch Stream traverses the property and is an identified conservation corridor on the 2030 
Future Development Map.  

 Stormwater will be directed to the existing stormwater management facility.  
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COMMENTS FROM OTHER DEPARTMENTS & AGENCIES 
 
PUBLIC WORKS 

 Confirm that all addressing will be off of Experiment Station Road.  
 

 
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? The present 
request is compatible with the commercial/professional node present in the vicinity of the Butler’s Crossing 
area. Incompatible residential uses to the east and south of the subject property will trigger the 
requirement for the developer to install 25-foot buffers.  
 

B. To what extent are property values diminished by the particular zoning restrictions of the current zoning 
category? The subject property value is diminished in so far as the previous zoning resolutions restrict 
development of the subject property to substantial compliance with the concept plans associated with the 
previous resolutions.  
 

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: 
1. Population density and effect on community facilities such as streets, schools, water and sewer? The 

proposed professional center could potentially generate as many as 728 ADT to the site. It is anticipated 
that the development will have a moderate impact on the roads presently serving the site due to the 
increased vehicular traffic. The proposed development is not anticipated to generate any additional 
students in the area.  Furthermore, there will be increases in water and sewer demand by the proposed 
uses, and the Oconee County Utility Department has indicated that water capacity currently exists for 
the subject location and the proposed uses; sufficient sewer capacity for the proposed development will 
not exist until August/September 2018. 
 

2. Environmental impact? Increased storm-water runoff is expected as a result of the proposed 
development; the applicant has indicated that such potential increase will be mitigated by the proper 
use of storm-water management areas. Furthermore, it should be noted that a proposed 20-foot 
drainage easement runs from the existing detention pond to the Lampkin Branch Stream which is 
connected to two identified jurisdictional wetlands located roughly 500 feet southwest and east of the 
subject property; the area along the stream is designated a conservation corridor by the 2030 Future 
Development Map.  

 
3. Effect on adjoining property values? It is not anticipated that approval of the present request will have 

any negative effects on adjoining property values. The uses present to the north and west of the subject 
property are considered compatible with the proposed uses. Office uses are considered to be an 
acceptable “buffering use” between residential and commercial uses.   
 

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? There is no apparent gain to the public in maintaining 
the current zoning.  On the contrary, the public stands to benefit from the less intense zoning district 
proposed for the two parcels currently zoned B-1. The hardship imposed upon the property owner would be 
the inability to develop the subject property as a professional park as presently proposed due to the lack of 
substantial compliance with the concept plans associated with previous zoning resolutions.  
 

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? The property has been vacant as 
currently zoned since 2005. The surrounding Butler’s Crossing commercial node has been developed in its 
present state since the late 1990’s to early 2000’s. Local development trends in the area have been primarily 
commercial and professional.  
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F. Is the proposed use consistent with the stated purpose of the zoning district that is being requested? Yes. 

The OIP zoning district was established for professional/office uses. It should be noted, however, that the 
subject property is located within the Mars Hill Overlay District, and as such must conform to the 
development standards set forth in Section 206.04 (d) of the UDC.  

 
G. How does this request conform with or diverge from established land use patterns? The present request 

conforms to the established land use patterns in the area. The Butler’s Crossing commercial node presently 
contains a mix of institutional, professional, and commercial uses.  

 
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 2030 Future Development Map designates this tract with a character area 
of Civic Center. The Community Agenda of the Comprehensive Plan specifically cites “office condominiums” 
as an appropriate infill in a Civic Center Character Area. Furthermore, a Conservation Corridor character 
area runs along Lampkin Branch according to the 2030 Future Development Map, and the proposed 
development would thus be subject to the buffering requirements of Sec. 908.02 of the UDC. It is the 
opinion of the staff that the present request conforms to the Future Land Use Map and the goals and 
objectives of the Comprehensive Plan. 

 
I. What is the availability of adequate sites for the proposed use in districts that permit such use? This 

question is not applicable because the subject site is already partially zoned for an office complex and 
available.  

 
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.)? Yes. The subject site is suitable for the 
proposed development relative to the requirements set forth in the Unified Development Code.  

 

 

STAFF RECOMMENDATION & CONDITIONAL REQUIREMENTS 
Staff recommends approval of this rezone request. If this request is approved, staff recommends the following 
conditions to be fulfilled by the developer: 
 
1. The development shall be connected to the Oconee County water and sewer systems at the developer’s expense 

in a manner approved by the Oconee County Utility Department and the Oconee County Public Works 
Department. No building permits shall be issued without approvals from the Oconee County Utility Department. 

2. The total building square footage of the development shall not exceed 63,700 sf.  
 
3. Development structures shall meet or exceed the architectural standards as indicated on the concept plan, 

narrative, representative architectural sketches and other documents submitted with the zoning application and 
attached hereto, paying special attention to the materials and design elements shown in the representative 
photos. 

 

4. Site lighting shall be oriented to the interior of the site so as not to impose glare or objectionable light levels on 
the neighboring residential properties. Light levels shall be zero-foot candles at property lines of any adjoining 
residential-zoned or residential-use property.  

 
5. Dumpsters shall not be located within 400 feet of the property line of any residential-zoned or residential-use 

property. 
 

6. Principal uses not allowed in the office park shall be as follows: 
 

(See next page) 
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Nursing Care Facilities 
Intercity Couriers (FedEx, UPS), Package 
Drop-off only 

Continuing Care Retirement Community 
Telephone and Other Wired 

Telecommunications Carriers 

Assisted Living Facility Alternate ("Stealth") Towers and Antennae 

Personal Care Homes, Group (up to 15 under 

care) 

Additions to Existing Towers or Mounted on 

Nonresidential Building 

Personal Care Homes, Congregate (more than 15 

under care) 

Electric Power Transmission and Distribution 

Lines 

Wholesale Trade, no Showrooms or Outdoor 

Storage 
Natural Gas Distribution 

Electronic Shopping and Mail-Order Houses Family Planning Centers 

Direct Selling Establishments, except Fuel 
Dealers 

Outpatient Mental Health and Substance 
Abuse Centers 

Home Health Care Services HMO Medical Centers 

Automobile Commercial Parking Lots and Garages Kidney Dialysis Centers 

News Syndicates 
Freestanding Ambulatory Surgical and 
Emergency Centers 

Construction Contractors, Builders and 
Developers, Office only 

General Medical and Surgical Hospitals 

Private Business Schools and Computer and 
Management Training 

Specialty Hospitals (except Psychiatric and 
Substance Abuse) 

Private Technical and Trade Schools Cemeteries and Mausoleums 

Language Schools 
Private Schools: Kindergarten, Elementary 

and Secondary  

Museums Private Schools: Junior Colleges 

Historical Sites (Commercial) Private Schools: Colleges and Universities 

Community Recreation Facility (non-profit) 

including YMCA, Senior Centers, Area-wide 
Recreation Center 

Veterinarian’s Office, Clinic, and Animal 

Hospital 

Automobile Driving Schools with Classroom and 

“On-the-Road” Training only 
Fine Arts Schools 

Private Schools: Religious Exempt Nonpublic Post 
Secondary Institutions 

Neighborhood Scale Church 
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