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Planning Department 
Oconee County, Georgia 

STAFF REPORT 
 
SPECIAL USE CASE #: 7300 
 
DATE: October 27, 2016 
 
STAFF REPORT BY: Gabriel Quintas, Planner 
 
APPLICANT NAME: Smith Planning Group, LLC 
 
PROPERTY OWNER: Westminster Christian Academy, Inc. 
 
LOCATION: 1640 & 1590 New High Shoals Road, between   
Bishop Farms Parkway South & Crestwood Court 
 
PARCEL SIZE: ± 40.735 Acres 
 
EXISTING ZONING: A-1 (Agricultural) w/ Special Use & R-1 
(Single Family Residential District) 
 
EXISTING LAND USE: Private School & Vacant/Undeveloped 
 
SPECIAL USE REQUESTED: Unified Development Code: Table 2.1, “Private Schools: Kindergarten, Elementary, and 
Secondary” – Special Use / A-1 (Agricultural) & R-1 (Single Family Residential District) 
 
REQUEST SUMMARY: The owner is petitioning for special use approval in order to allow the expansion of a private 
school in the A-1 and R-1 zoning districts. 

DATE OF SCHEDULED HEARINGS 
 
PLANNING COMMISSION: November 13, 2017 
BOARD OF COMMISSIONERS: December 5, 2017 

 
ATTACHMENTS:  Application  
  Special Use Impact Analysis 
  Narrative  
  Representative Photos 

  Site Review 
  Aerial Photo 

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

 Westminster Christian Academy has been located at the present location since 1998.  

 A 30.705-acre portion of the subject property has been zoned A-1 since the original adoption of the 
zoning map in 1968.  

o 2004 – CUP #3632 – approved for expansion of the private school totaling 91,965 sq. ft. 
o 2007 – SU #5354 – approved for a modification of the expansion of school and new site plan 

totaling 64,900 sq. ft.  

 In 2013, an adjacent 10.03-acre parcel was acquired by the school. The parcel has been zoned R-1 since 
2006.   
 

SURROUNDING LAND USE AND ZONING 
 

 EXISTING LAND USES EXISTING ZONING 
NORTH Single-family residential subdivisions R-1 (Single-Family Residential) 

SOUTH Single-family residence on large tract, single-family 
residential subdivisions 

A-1 (Agricultural) & R-1 (Single-Family Residential) 

EAST Private community recreation center, vacant, 
undeveloped 

B-1 (General Business) & OIP (Office, Institutional, 
Professional)  

WEST Single-family residences   A-1 (Agricultural)  

 
SITE VISIT DESCRIPTION 

 Approximately 22 acres of the 40.735-acre subject site remain undeveloped and are densely wooded. 

 A stream bisects the entire site before merging with another stream that runs along the western property 
boundary.  

 The existing private school is comprised of four buildings with associated parking: an administrative 
building, an elementary school building, an upper school building containing classrooms and a 
gymnasium, and an athletic field house. Various athletic fields are present towards the north end of the 
property. 

 
PROPOSED PROJECT DESCRIPTION 

 Land Area: ±40.735 acres  

 Total projected student body at full buildout is 500 students (estimated over a span of ten years) 

 Outdoor recreational facilities (see narrative and concept plan for description of facilities)  

 Traditional craftsman style architecture for new buildings 

 Two temporary modular classroom units  

 Proposed Additional Building Floor Area: 90,900 sq. ft. 
o Current Approved Building Floor Area: 64,900 sq. ft.   
o Existing Building Floor Area: 34,874 sq. ft.  

 
TRAFFIC PROJECTIONS 

 Existing trip generation based on current enrollment of 350 students: 868 ADT, 284 AM Peak, 60 PM Peak 

 Estimated trip generation based on projected enrollment of 500 students: 1,240 ADT, 405 AM Peak, 85 
PM Peak 
 

PUBLIC FACILITIES  
Water: 

 Existing school facilities are currently connected to a County water main located within the right-of-way of 
New High Shoals Road; proposed buildings will require connection to the same County water main.  

 Estimated water demand for full build-out of campus: 11,600 GPD 
o Estimated water maximum day demand: 12.1 GPM 
o Estimated water peak hour demand: 30.2 GPM 
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Sewer: 

 The existing school facilities are served by private septic drain field systems.  

 The proposed expansion will require connection of both existing and proposed buildings to County 
sanitary sewer service. 

 Estimated sewer demand for full build-out of campus: 10,440 GPD 
o Estimated sewer peak hour flow: 29.0 GPM 

 
Roads: 

 A 235-foot left turn lane with a 100-foot taper and a 175-foot deceleration lane along New High Shoals 
Road is proposed to facilitate access to the proposed main entrance. 

 Private drives are proposed throughout the development. 
 
ENVIRONMENTAL 

 No Jurisdictional Wetland areas are located on the site; a 100-Year Flood Plain area is located along the 
north end of the stream which runs along the western boundary of the site. 

 Stormwater management facilities will be constructed on the site to mitigate increased stormwater 
runoff.  

 Conservation Corridor and State Waters buffers are required along the stream which runs along the 
western boundary of the site. 

 

 
COMMENTS FROM OTHER DEPARTMENTS & AGENCIES 
 
PUBLIC WORKS 

 A school zone shall be established on New High Shoals Road using flashing school beacons. The flashing 
school beacons shall be solar power and 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.  

 

 
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 site is currently zoned A-1 (Agricultural District) and R-1 (Single Family Residential 
District). Private schools require special use approval in both the A-1 and R-1 zoning districts to ensure 
that the presence of the use is appropriate for the particular property; the subject property and existing 
school exceed the standards required for private schools in UDC Section 335.01. Based on the foregoing, 
staff believes that the present request is consistent with the intent of the A-1 and R-1 zoning districts. It 
should be noted, however, that a separate special use request for the proposed temporary modular 
classroom units must be submitted and granted before installation of the units. 
 

B. Is the proposed special use compatible with the goals, objectives, purpose and intent of the 
Comprehensive Plan? The 2030 Future Development Map designates the tract with the character areas of 
Suburban Living, Community Village, and Conservation corridor. The Community Agenda of the 2030 
Comprehensive Plan lists “semi-public and institutional uses” as a compatible secondary land use within 
the Suburban Living and Community Village character areas. Staff believes that the proposed 
development is in keeping 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? The special use is already established.   Normal operations of 
the proposed school expansion should not have any effect on development in the area. 
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D. Is the location and character of the proposed special use consistent with a desirable pattern of 

development for the locality in general? The subject site is located a short distance from the intersection 
of New High Shoals Road (major collector) and US Highway 441 (arterial). This area of convergence is 
designated a character area of Community Village in which larger institutional uses can be reasonably 
expected. It is, therefore, the opinion of staff that the location and character of the proposed special use 
are consistent 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?  

UDC Section 335.01 (c) requires frontage for the requested use to be along a minor collector or greater. 
The proposed expansion will be along New High Shoals Road which is classified a major collector; this 
road, with proposed improvements, should adequately serve the proposed expansion. 

 
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? There are no pedestrian 

facilities along New High Shoals Road.  The site currently has one entrance and the applicant proposes a 

second entrance with intersection improvements.  Considering the proposed improvements, access into 

and out of the property should be adequate.   

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? According the Oconee County Utility Department, the requested 
potable water capacity for the proposed expansion is currently available. However, the requested sewer 
collection and transmission capacity is not currently available. Staff believes that an expansion of the 
present scale would not be appropriate until sewer capacity becomes available.  

 
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? Parking and 
loading areas that are not centrally located on the site will be screened from adjacent residential 
properties by 25-foot wide vegetative buffers required along incompatible residential uses and a 5-foot 
setback from the same buffers as required by UDC Section 607.04 (b).  Staff has further proposed that 
approval be subject to more restrictive buffering requirements and restrictions on site lighting and noise 
in the conditions listed below to further minimize objectionable noises, light, and glare that may be 
created by the proposed expansion. Staff believes that if the approval is conditioned as recommended, 
then the surrounding residential properties should be sufficiently protected from any adverse effects 
posed by the proposed expansion. 

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

in the area? The hours of operation for normal daytime school use should not negatively impact adjacent 
properties. Should adequate buffers and light and noise mitigation not be installed as recommended 
below, night time use of the proposed athletic facilities could negatively impact adjoining residential 
properties.  

 
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 
campus buildings along with the existing campus buildings are larger and taller than the surrounding 
single-family residences. However, the buildings will be screened from adjacent residential neighboring 
properties through the use of vegetative buffers.  
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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 subject to the following conditions to be fulfilled by the 
developer at his/her expense:  
 

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 for any proposed buildings without approvals 
from the Oconee County Utility Department. 
 

2. 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. 
 

3. 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 zero foot candles at all property lines adjacent to residential uses. This shall be shown 
conclusively at the construction plan approval stage. 

 
4. The developer shall construct improvements at the project entrance including a left turn lane with a taper 

and a deceleration lane along New High Shoals Road as depicted on the concept plan, in accordance with 
the Unified Development Code, and as required by the Public Works Department. 

 
5. At a minimum, developer shall comply with storm water management regulations in effect at the time of 

construction plan approval. 
 

6. The conservation corridors shown on the 2030 Future Development Map shall be shown on all plans and 
plats in accordance with UDC Section 908.  

 
7.  The total building square footage shall not exceed 90,900 sq. ft. 

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

hours of operation of the school.  
 

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

 
10. 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.  

 
11. All proposed new planted buffer material shall be planted before any new buildings or facilities are 

constructed on the site, and the same shall be planted within one year of this special use approval.  
 

12. A buffer shall be constructed between any proposed parking area or athletic field which adjoins a 
residential use, to a height of at least 20 feet total, that is capable of reaching 80 feet in height, that 
includes an opaque fence, a berm, and dense evergreen vegetation. Said buffer shall be constructed at 
least one year prior to the lighting of athletic facilities and parking areas. Additionally, said buffer shall be 
exclusive of and in addition to the 50 ft. access and utility easement present on the recorded plat for 
parcel no. B 06 040C (Plat Book 34, Page 61). 
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13. A school zone shall be established on New High Shoals Road using flashing school beacons. The flashing 

school beacons shall be solar powered and 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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