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PLANNING AND ZONING MEETING AGENDA 
Holt-Bishop Justice Center, Municipal Courtroom, 101 Main Street 

 September 17, 2024 | 6:00 PM 

Meeting Call to Order (Chairwoman) 
  
Adoption of the Agenda (Chairwoman) 
  
A. Old Business  
  
  1. Approval of minutes from 8/20/2024 
  
B. New Business  
  
  1. RA-04-24- Rezoning request for a 6.09-acre parcel located on Conners Rd. from commercial medium density (C2) to 

commercial low density (C1) 
  
  2. VA-10-24- Two variance requests by Prime Construction for a proposed private townhome development located on 

Villa Trace Rd. 
  
Public Comment (We ask that you sign in for Public Comment before the meeting begins. Please state your Name and 
Address for the record and limit your comments to three minutes.) 
  
C. Adjournment (Chairwoman) 
  

 



City of Villa Rica 
 

 

 

 

 PLANNING AND ZONING MEETING MINUTES 
                                     Holt-Bishop Justice Center, Municipal Courtroom, 101 Main St 

Tuesday, August 20th, 2024 | 7:00pm 

 

 

Meeting Called to Order Chairwoman Ashley Head announced the meeting start would be delayed as we 

waited for a quorum. The meeting was called to order at 7:09pm.  

 

Present: Chairwoman Ashley Head, Vice Chairman Andrew Newton and Commissioner Luz Morales  

 

Adoption of the Agenda 

 

 Vice Chairman Andrew Newton moved to adopt the agenda as presented. 

 

            RESULT:  APPROVED  3/0 

     MOVER:  Vice Chairman Andrew Newton 

     SECONDER:  Commissioner Luz Morales 

            AYES: Chairwoman Ashley Head, Vice Chairman Andrew Newton and 

Commissioner Luz Morales 

A. Old Business 

 

1. Approval of Minutes 

 

Commissioner Luz Morales moved to approve the minutes from 7/16/2024. 

 

       RESULT:  APPROVED  3/0 

     MOVER:  Commissioner Luz Morales 

     SECONDER:  Vice Chairman Andrew Newton 

            AYES: Chairwoman Ashley Head, Vice Chairman Andrew Newton and 

Commissioner Luz Morales  

 

B. New Business 

 

1. RA-06-18- Extension of rezoning for 55 and 63 Goldworth Rd.- Avemore 

 

Community Development Director Nina Shabazz introduced the application and advised that 

staff recommended denial of the application. Applicant Mike Embry represented the project and 

spoke in opposition of staff’s recommendation. The commissioners discussed the application 

lacking information and the affect this had on them making a decision.  

 

Commissioner Luz Morales made a motion to deny the application for extension and directed the 

applicant to submit a new complete application to take to City Council. 



     

    

     RESULT:  DENIED  2/0 

     MOVER:  Commissioner Luz Morales 

     SECONDER:  Chairwoman Ashley Head 

            AYES: Chairwoman Ashley Head and Commissioner Luz Morales  

   * Vice Chairman Andrew Newton abstained 

 

 

2. ALT-01-24- Alteration of zoning conditions for an extension of the current PUD to include 

light industrial (I1) for the purpose of a data center at 55 and 63 Goldworth Rd.- Avemore 

 

Applicant Mike Embry withdrew the application. 

                             

   

      Public Comments:  

Deborah Rogers- spoke about concerns of losing the forest that surrounds her property and the 

privacy it provides. 

 

Susan Crane- raised concerns about the Avemore project and what it will actually entail and how it 

will affect infrastructure in the City. 

 

Jackie Childress- spoke in opposition to a data center being built and mentioned concerns with 

infrastructure. 

 

Byron Rogers- expressed concerns about the details of a data center 

 

C. Adjournment- Chairwoman Ashley head moved to adjourn at 7:47pm. 

 

RESULT:  APPROVED  3/0 

            MOVER:  Chairwoman Ashley Head 

SECONDER:   Commissioner Andrew Newton 

AYES:              Chairwoman Ashley Head, Commissioner Andrew Newton and Commissioner 

Luz Morales 

 

 

 

   _________________________________  ______________________________  

     Planning & Zoning Chairman               Community Development Director                                  
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SUBJECT:  RA-04-24  Commercial Medium, Density (C2) to Commercial Low Density (C1) Rezoning 

Request for 6.09-acre parcel located at Conners Road  

 

CITY COUNCIL AGENDA DATE:   September 17, 2024   

  

DATE:  September 5, 2024  

  

PREPARED BY:  Shaun Daniels, City Planner   

  

PUBLIC HEARING REQUIRED: Yes  

  

  

PURPOSE: AUP Enterprise, LLC has requested a rezoning of a 6.09-acre parcel (#: 01750250267) located at 

Conners Road from Commercial Medium, Density (C2) to Commercial Low Density (C1).  

 

BACKGROUND:   

 

RA-04-24: The applicant’s subject parcel is south of Conners Road, east of Garnet Drive, and north of Permian 

Way. In 2023, the City Council approved the applicant as District 1’s presumptive licensee for a package store on 

a 6.09-acre parcel zoned Commercial Medium-Density (C2). The applicant now seeks to downzone the parcel 

from C2 to Commercial Low-Density (C1) to subdivide it into four tracts. C2 zoning requires a minimum lot size 

of 2.5 acres, while C1 zoning requires only 1 acre. 

 

Proposed Development: 

- Tract 1 (1.12 acres): Corner of Conners Road and Garnet Drive, featuring a 4,875 sq. ft. convenience 

store/filling station. 

- Tract 2 (1.445 acres): East of Tract 1, a 10,000 sq. ft. package store. 

- Tract 3 (1.5 acres): East of Tract 2, planned for a water-quality pond. 

- Tract 4 (2 acres): Corner of Garnet Drive and Permian Way, to remain undeveloped. 

 

Construction of the convenience store and package store is scheduled to begin in fall 2024, with completion in fall 

2025. 

 

STAFF RECOMMENDATION:  

Staff recommendation: Approval 

Reasons:  

- Meets Section 8.27: Liquor Stores, Package Stores, and Liquor Outlets 

development requirements 

- Rezoning still aligns with Comprehensive Plan 

- Applicant is attempting to maximize the 6.09ac lot 

 

 

https://villaricaga.v8.civicclerk.com/Meetings/Agenda/ItemFields?id=10342


 

 RA-04-24 Motion: 

- I move to approve the rezoning request made by AUP Enterprise LLC., to rezone the 6.09 ac parcel 

located on Conners Road for (C2) to (C1).  



Planning & Zoning 

Community Development Department      Villa Rica City Hall 

571 W. Bankhead Hwy 

Villa Rica, GA 30180 

 T: 678.840.1238 

F: 770.459.7003 

www.villarica.org 

Whitney Cox, Board Secretary 

Community Development Department 

City of Villa Rica 

571 W. Bankhead Highway 

Villa Rica, GA 30180 

 

Re: Planning Report  

 AUP Enterprise, LLC 

RA-04-24 

Conners Road  

Parcel #: 01750250267 

Acreage: 6.09 

Zone: Commercial, Medium Density (C2) 

Ward: 1 

City Council Member: Shirley Marchman 

Planning Board Member: Luz Morales  

City of Villa Rica, Carroll County, Georgia  
 

Dear Ms. Cox: 

 

The planning report is prepared in response to the rezoning application submitted by AUP Enterprise, LLC. 

for the property located at Conners Rd (Parcel # 01750250267). This report aims to provide an analysis of the 

rezoning request and make recommendations for the Planning Commission’s consideration.  

 

The following documents, which were submitted in support of the Application, have been 

reviewed: 

 

1. Property Survey, prepared by Landworks Associates, Inc., dated July 29th, 2024; (3 pages) 

 

2. Zoning Map Amendment (Rezoning) Application, dated July 26, 2024; 

 

3. Applicant Statement of Intent, dated July 26, 2024; 

 

4. Applicant’s Deed, dated June 7, 2024; 

 

http://www.villarica.org/
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Figure 1: Douglas County GIS image of the site, with the property boundaries approximated. 

 

 

 

A. Existing Conditions 

 

The applicant’s subject parcel is situated south of Conners Road, east of Garnet Drive, and north 

of Permian Way. The parcel has approximately 500 feet of road frontage on Conners Road, 541 

feet on Garnet Drive, and 456 feet on Permian Way. The parcel is currently undeveloped and does 

not contain any structures. Additionally, the property is not within any city incorporation 

boundaries. 

 

Surrounding Properties:  

 

 

 

 

 

 

 

 

 

 

TABLE 1 – ADJACENT ZONING AND LAND USE CHARACTER AREAS 

Current Zoning Land Use Character Area 

North Commercial, Medium Density (C2) Commercial Corridor  

East     Commercial, Medium Density(C2) Commercial Corridor 

South Commercial, Medium Density(C2) Commercial Corridor 

West    Commercial, Medium Density(C2) Commercial Corridor 
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B. Site History  

 
The subject parcel is currently undeveloped and does not contain any structures. According to the Unified 

Development Code (UDC), the property was initially zoned as General Commercial (GC). In 2020, during 

the citywide rezoning effort, the parcel was rezoned from General Commercial (GC) to Commercial 

Medium-Density (C2), which is considered a lateral rezoning. 

 

C. Proposed Development 

 

In 2023, the City Council approved the applicant as District 1’s presumptive licensee for a package 

store/distilled spirits. The City Council also approved the construction of a package store on the 6.09-acre 

subject parcel zoned as Commercial Medium-Density (C2). 

 

Currently, the applicant requests to downzone the parcel from Commercial Medium-Density (C2) to 

Commercial Low-Density (C1). According to the Written Statement, the purpose of the downzoning is to 

subdivide the 6.09-acre parcel into four individual tracts. 

 

According to Section 4.04 – Lot Standards in the city’s Article 3 Zoning Ordinance, new developments 

within Commercial Medium-Density (C2) zoning districts require a minimum lot size of 2.5 acres. The 

applicant proposes to downzone the parcel to Commercial Low-Density (C1) because C1 zoning districts 

require a minimum lot size of 1 acre for new developments. The applicant plans to subdivide the 6.09-acre 

parcel into four tracts. 

 

According to the Written Statement, the applicant proposes to make Tract 1, which is 1.12 acres, located at 

the corner of Conners Road and Garnet Drive. Tract 1 will feature a 4,875-square-foot convenience 

store/filling station. To the east, abutting Tract 1, the applicant proposes to build a 10,000-square-foot 

package store on the 1.445-acre Tract 2. Construction of the package store and convenience store is 

scheduled to begin in the fall of 2024, with an anticipated completion and opening to the public in the fall 

of 2025. 

 

Tract 3, which is 1.5 acres, will be located east of Tract 2. While no development is planned for Tract 3, 

the applicant proposes to install a water-quality pond. Tract 4, which is 2 acres, will be located at the corner 

of Garnet Drive and Permian Way and will remain undeveloped. 

  

Design Standards 

The city has established supplementary conditions for specific uses for all new package store 

developments in Article 3 of the Zoning Ordinance, Section 8.27: Liquor Stores, Package Stores, 

and Liquor Outlets. The applicant must comply with these standards at the time of architectural 

review. All new package store developments are restricted to the Commercial Low-Density (C1) 

and Commercial Medium-Density (C2) zoning districts. In addition to being zoned C1 or C2, there 

are additional zoning requirements as follows: 
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a) The property must have at least 200 feet of road frontage, be at least one acre in size, and must be 

used exclusively for the purpose of selling distilled spirits. This means that a package store shall not 

be part of a shopping center; it must be a stand-alone building: The proposed package store tract 

appears to have approximately 200 feet of road frontage along Conners Road, which meets the 

city’s road frontage requirement as per Section 8.27.  

 

b) Any building constructed on the property shall: 

 

i) Be at least six thousand (6,000) square feet, with at least seventy-five percent (75%) dedicated to 

public retail sales: The proposed package store is 10,000 square feet, which exceeds the city’s 

building size requirement. 

 

ii) Be occupied by a single tenant: The applicant has stated that the package store will operate solely 

on Tract 2. 

 

iii) Have one entrance and one exit, both located at the front of the building: The site plan includes a 

front entrance and exit for the package store. 

 

iv) Have at least one hundred fifty (150) square feet of plate glass, excluding glass used in the door: Based 

on the applicant’s elevations, the package store meets this requirement. 

 

v) Have no windows or doors on the sides or rear of the building: According to the applicant’s 

elevations, the package store does not have windows on the rear or sides. However, the Fire Marshal 

has stated that an ‘emergency only’ door must be installed at the rear of the building. 

 

vi) Not having living quarters or residential space on the premises: The applicant has confirmed that 

the package store will not be used for residential purposes. 

 

Open Space 

The C1 zone has a 5% open space requirement as per Table 7.24 of the Villa Rica Zoning Ordinance. The 

applicant appears to have ample space on the concept plan to provide the necessary 5% open space and it 

is not projected that meeting this ordinance provision will be problematic. The ordinance specifies what 

is considered nonqualifying open space and qualifying open space specified below: 
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QUALIFYING OPEN SPACE. 

a) Conservation areas and wetlands preserved as conservation areas. 

b) Floodplains 

c) Woodlands 

d) Riparian corridors 

e) Retention and detention facilities with the following characteristics: 

i. Perimeter Access. An easement of at least fifteen (15) feet from the top of bank with a minimum 

five (5) feet wide path of a material that meets the requirements of the ADA. 

ii. Access. An area of open space at least twenty (20) feet wide shall extend from a street right-

of-way to the fifteen (15) foot perimeter access area of the detention area. 

iii. Planting. Native plant material is encouraged around the perimeter of retention ponds. 

f) Development amenity areas containing semi-public areas such as: 

i. Plazas with seating and special features such as public art or fountains; 

ii. Pocket parks with seating and landscaping; 

iii. Decorative water features; and lakes. 

 

 
 

 

Offsite Improvements 

The applicant has not proposed any offsite improvements at this time. 

 

Flood Plain 

The property is not located within a flood zone and no state waters traverse or is located on the 

property. 
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Figure 2: National Flood Hazard Layer FIRM Map 

 

 

D. Rezoning Review Criteria 

 

 The Zoning Ordinance of the City of Villa Rica, Section 11.05(2)(b), requires the Planning & 

Zoning Commission and the legislative body to pay reasonable regard to the following when 

preparing and considering proposed amendments: 

 

i. The Comprehensive Plan; Villa Rica Future Land Use Map 

The Future Land Use Plan prescribes “Commercial Corridors” as the future land use 

character area for the parcels.  The intent of the Downtown Activity Area is as follows: 

 

“Enhance and maintain well-functioning, attractive corridors that serve local needs, facilitate 

traffic flow, and coordinate land use patterns without encroaching on adjacent neighborhoods.” 

 

“Corridors include primary roadways that may be predominately commercial, industrial, or 

residential in nature. Access management elements are utilized to minimize the impact of new 

development to traffic flow, including inter-parcel access, secondary road access, and driveway 

consolidation. On each corridor, access management measures are important so as not to impede 

traffic flow, especially since portions of these corridors are also designated truck routes. A major 

component of corridor design is avoiding strip, commercial development through coordinating 

transportation projects and adjacent land use/developments.”  

 

 

 



AUP Enterprise, LLC 

RA-04-24 

September 17, 2024  

Page 7 of 13 

 

 

 Based on the city’s Comprehensive Plan, the Commercial Corridor area has varying design 

principles depending on the location. The area around Mirror Lake Blvd and Interstate 20’s Exit 26 

experiences moderate to high density and intensity in terms of development. According to the 

Comprehensive Plan, the primary future land uses for the Mirror Lake Blvd commercial corridor 

should include Neighborhood Commercial, Retail, Mixed Use, Professional Offices, Government 

Facilities, and Civic Benefit Uses such as community centers, libraries, places of worship, schools, 

parks, trails, and public plazas. 

 

I. Current conditions and the character of current structures and uses in each district: The lot is 

undeveloped and vacant, with no structures of any kind. 

 

II. The most desirable use for which the land in each district is adapted: The proposed developments 

align with the Comprehensive Plan and the overall character of the area. The current use of 

the property as vacant land is not the highest and best use, given the acreage and the 

density/intensity recommendations for the commercial corridor character area stated in the 

Comprehensive Plan. 

 

III. The conservation of property values throughout the jurisdiction: The proposed developments are 

commercial in nature and will not feature residential dwellings. Surrounding property values 

are expected to increase if the rezoning and development of the lot materialize, reducing the 

number of vacant parcels in the city. 

 

IV.  Responsible development and growth: The gas station/convenience store, package store, and 

the two additional undeveloped tracts will serve as future plaza areas within the Mirror Lake 

area of the city. According to the City’s Comprehensive Plan’s Future Development Map, this 

area is designated as a commercial corridor. The applicant is maximizing the use of the 6.09-

acre parcel approved by the city council for District 1’s package store by downzoning from 

C2 to C1 and effectively subdividing the parcel. 

 
 

 

The State of Georgia has several rezoning standards for consideration by decision-making bodies, 

as indicated in O.C.G.A. 36-67-3 (2010): 

 

i. Whether the zoning proposal will permit a use that is suitable in view of the use and 

development of adjacent and nearby property: The surrounding abutting parcels are 

similarly zoned as Commercial Medium-Density (C2). 

 

ii. Whether the zoning proposal will adversely affect the existing use or usability of adjacent or 

nearby property: The proposed use is not expected to affect the existing uses nearby or 

the usability of any adjacent structures or lots. All buffers within the ordinance must 

be adhered to. 

 

iii. Whether the property to be affected by the zoning proposal has a reasonable economic use 

as currently zoned: The purpose of the rezoning is to remain commercial but downgrade 

the parcels from C2 to Commercial Low-Density (C1). This rezoning aims to maximize 

the 6.09-acre parcel, allowing the applicant to build a filling station alongside the 

package store. 
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iv. Whether the zoning proposal will result in a use that will or could cause an excessive or 

burdensome use of existing streets, transportation facilities, utilities, or schools: No 

excessive usage of city infrastructure is anticipated from the rezoning. 

 

v. If the local government has an adopted land use plan, whether the zoning proposal conforms 

with the policy and intent of the land use plan: The rezoning is partially supported by the 

Comprehensive Plan, which designates the area as a commercial corridor, allowing for 

a concentrated area for community shopping. 

 

vi. Whether there are other existing or changing conditions affecting the use and development 

of the property that give supporting grounds for either approval or disapproval of the zoning 

proposal: Any negative changing conditions that are present or anticipated with the 

development of the property or have been discussed or mitigated.  

 

E. Comments 

 

The applicant has met with staff to discuss a rezoning. Staff reminded the applicant that they are 

the presumptive package store licensee for District 1 and suggested they consider building and 

opening the package store to the public first. They could then return to the city to request a 

rezoning, parcel split, and the construction of the filling station/convenience store. 

 
 

Recommendation: 

 

Staff recommendation: Approval  

 

Reasons:  

- Meets Section 8.27: Liquor Stores, Package Stores, and Liquor Outlets 

development requirements 

- Rezoning still aligns with Comprehensive Plan 

- Applicant is attempting to maximize the 6.09ac lot 

 

Public Notifications:  

As required by Section 11.05 in the Code of the City of Villa Rica, the public has been notified in 

the Douglas Sentinel and Times-Georgian on August 29, 2024; a sign has been posted on the 

subject properties; and all abutting property owners have received notification via regular and 

certified mail. 

 

Public Response: 

In response to the public notifications, no residents have contacted the city to voice concerns or 

support for the proposed actions. 
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Should you have any questions concerning the above comments please do not hesitate to contact 

me. I reserve the right to make additional comments based upon further review or submission of 

revised plans or new information. 

 
Sincerely, 

 

 

Shaun Daniels  

Planner  

City of Villa Rica: Community Development  

sdaniels@villarica.gov | 678-785-9995  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

mailto:sdaniels@villarica.gov


AUP Enterprise, LLC 

RA-04-24 

September 17, 2024  

Page 10 of 13 

 

 

 

Corresponding Maps: 

 

 
Proposed Site Plan 

 
     Proposed Parcel Split Site Plan  
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     (2014) Right-of-Way Acquistion Plat 
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Villa Rica Zoning Map: 
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Villa Rica Future Land Use Map: 

 

 
 

















Type: WD

Recorded: 6/7/2021 12:18:00 PM

Fee Amt: $1,015.00 Page 1 of 4
Transfer Tax: $990.00
Douglas County Georgia

ANNETTA D STEMBRIDGE Clerk Superior

Participant ID(s): 8932893115,

8048187955

RETURN RECORDED DOCUMENT TO:

BK 3979 PG 716 -719
HARTLEY, ROWE & FOWLER, P.C.

P. O. BOX 489

DOUGLASVILLE, GA 30133

FILE NO. 20-1632S

STATE OF GEORGIA

COUNTY OF DOUGLAS

LIMITED WARRANTY DEED

THIS INDENTURE, made the 4th day ofJune, in the year two thousand and twenty one, between

MR FINANCE INC.

as party or parties of the first part ("Grantor"), and

AUP ENTERPRISE LLC

as party or parties of the second part, ("Grantee"), the words "Grantor" and "Grantee" to include their
respective heirs, successors and assigns where the context requires or permits.

WITNESSETH that: Grantor, for and in consideration of other good and valuable considerations

and the sum ofTen and No/1 00 ($10.00) Dollars in hand paid at and before the sealing and delivery of these
presents, the receipt whereof is hereby acknowledged, has granted, bargained, sold, aliened, conveyed and

confirmed, and by these presents does grant, bargain, sell, alien, convey and confirm unto the said Grantee:

ALL THAT TRACT or parcel of land lying and being in Land Lot 175 of the 2nd District, 5th
Section of Douglas County, Georgia and being more particularly described on Exhibit "A"

attached hereto and incorporated herein by reference.

TO HAVE AND TO HOLD the said tract or parcel of land, with all and singular the rights,
members and appurtenances thereof, to the same being, belonging, or in anywise appertaining, to the only
proper use, benefit and behoof of the Grantee forever in FEE SIMPLE.

(00805358-1; 20-1632 )



AND THESAID Grantor will warrant and forever defend the right and title to the above described
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in the presence of:
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EXHIBIT "A"

LEGAL DESCRIPTION

All that tract or parcel of land lying and being in Land Lot 175 of the 2nd District, 5"1 Section ofDouglas

County, Georgia, containing 6.63 acres and being more fully described as follows: To find the point of

beginning commence at the intersection on the east right of way ofMirror Lake Boulevard with the

southerly right ofway of Quartz Drive (50 foot right ofway) and from said intersection running along

the southerly right of way of Quartz Drive North 46 degrees 6 minutes 14 seconds East a distance of

28.18 feet to a point; thence continuing along said right ofway North 88 degrees 25 minutes 15 seconds

East a distance of 247.97 feet to a point to the true point of beginning; thence from said true point of

beginning continuing along said right ofway North 88 degrees 25 minutes 15 seconds East 65.29 feet;

thence continuing North 88 degrees 25 minutes 15 seconds East 400.27 feet; thence North 4 degrees 59

minutes 37 seconds West 210 feet; thence North 88 degrees 25 minutes 15 seconds East 207.80 feet;

thence North 4 degrees 59 minutes 37 seconds West 349.44 feet but specifically to the South right ofway

ofConners Road; thence along said Conners Road South 85 degrees 44 minutes 14 seconds West 204.54

feet; thence South 40 degrees 41 minutes 57 seconds West 27.95 feet; thence South 85 degrees 24

minutes 58 seconds West 51.06 feet; thence North 49 degrees 19 minutes 48 seconds West 28.21 feet;

thence South 85 degrees 44 minutes 15 seconds West 188.80 feet; thence leaving said right ofway South

37 degrees 42 minutes 30 seconds West 29.71 feet; thence along a curve a length ofwhich is 203.09 feet,

the cord of which is South 22 degrees 51 minutes 23 seconds West 106.01 feet, the radius of which is

220.99 feet; thence along the curve the length of which is 157.17 feet; the cord of which is South 23

degrees 49 minutes 45 seconds West 152.28 feet, the radius of which is 181.10 feet; thence South 1

degree 30 minutes 23 seconds East 136.25 feet; thence south 46 degrees 32 minutes 34 seconds East

14.70 feet to the North right of way of Quartz Drive; thence South 00 degrees 02 minutes 24 seconds

West 50 feet to the true point of beginning.

LESS AND EXCEPT:

All that tract or parcel of land conveyed by Right ofWay Deed and Slope Easement from Community

& Southern Bank to the City of Villa Rica, dated 7/8/2014, recorded in Deed Book 3234, Page 271,

Douglas County, Georgia Records, and as shown per Plat Book 39, Page 60.

(00805358-1:20-1632 )



EXHIBIT "B"

PERMITTED EXCEPTIONS

1. Taxes and assessments for the year 2021 and subsequent years, not due and payable.

2. Restrictions, easements, building set-back lines, and matters ofsurvey as shown on plat recorded in Plat

Book 39, Page 60, Douglas County, Georgia Records.

3. Right of Way Deed to the City of Villa Rica recorded in Deed Book 1247, Page 48, Douglas County,

Georgia Records.

4. Right of Way Deed to the City of Villa Rica recorded in Deed Book 1247, Page 42, Douglas County,

Georgia Records.

5. Right of Way Deed to the Douglas County recorded in Deed Book 651, Page 406, Douglas County,

Georgia Records.

6. Sewer Easement to the City of Villa Rica recorded in Deed Book 2018, Page 12, Douglas County,

Georgia Records.

7. Declaration ofEasements, Covenants and Restrictions recorded in Deed Book 2081, Page 892, Douglas

County, Georgia Records.

8. Right ofWay Deed to the City of Villa Rica recorded in Deed Book 3234, Page 271, Douglas County,

Georgia Records.

{008053-S8- 1 ; 20-1632 }





Know what's below.
before you dig.Call
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Planning Commission Meeting 
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September 17, 2024 
 

 

 

 

SUBJECT:  VA-10-24 Two Variances request by Prime Construction for a proposed private 

townhome development located on Villa Trace Road.  
 

CITY COUNCIL AGENDA DATE:   September 17, 2024   

  

DATE:  September 5, 2024  

  

PREPARED BY:  Shaun Daniels, City Planner   

  

PUBLIC HEARING REQUIRED: Yes  

  

  

PURPOSE: Prime Construction has requested variances from encroaching within an 

impervious stream buffer of 631 square feet and reducing the front setback for a unit on 

Villa Trace Road from 35 feet to 15 feet.  

 

BACKGROUND:   

 

VA-10-24: The applicant proposes to develop 67 Multifamily Low-Density (MF1) zoned 

townhomes on a 6.09-acre undeveloped parcel on Villa Trace Road. A creek runs north-

south through the center of the parcel. The property is located approximately 60 feet north 

of South Lassetter Circle, at the corner of North Lassetter Circle and Villa Trace Road. 

 

In 2022, a developer requested multiple variances to construct three two-story multifamily 

residential buildings with 48 units. The City Council unanimously approved a variance 

for the 608-square-foot encroachment into the 75-foot buffer (VA-08-22). 

 

Thirty-one townhomes will be in the southern portion, five in the southeastern portion, 

and 32 in the northern portion. A 350-linear-foot retaining wall will be built behind units 

39-51. The applicant requests to reduce the front setback for Lot 33 to 15 feet and 

encroach an additional 23 feet within the impervious buffer. 

 

 

 

 

 

 

https://villaricaga.v8.civicclerk.com/Meetings/Agenda/ItemFields?id=10342


 

 

STAFF RECOMMENDATION:  

 

Variance #1: Reduce the front building setback from 35 feet to 15 feet on Villa Trace 

Road (specifically for Lot 33, which will be developed with this setback). 

• Section 4.04 – Lot Standards: Requires Multi-Family Low Density (MF1) front 

setbacks on local roads (LR) to be 35 feet. 

 

o Applicant Proposal: 15 feet 

o Staff Recommendation: Denial 

o Reason: Self-imposed; allowing Unit 33 to be built 20 feet closer to Villa 

Trace Road will result in Unit 33 not being uniform with the other units on 

Villa Trace Road. 

 

 

Variance #2: Allow lots 39, 41, 43, 49-51, and 55 to encroach on the impervious setback. 

Total encroachment equals 631 square feet. 

 

• Section 900 – Stream Buffer Protection: 

o Applicant Proposal: Encroach the impervious setback by 631 square feet 

(23 feet). 

o Staff Recommendation: Approve 

o Reason:   

▪ City Council previously approved a 608-square-foot encroachment 

within the impervious buffer in 2022. 

▪ The current request for an additional 23 square feet, totaling 631 

square feet, is minimal and can be considered necessary for the 

development of an undeveloped parcel.  

  

 

VA-10-24  MOTION: 

- I move to approve the variance proposal made by Prime Construction to encroach 

within the impervious stream buffer of 631 square feet.  

 

- I move to deny Prime Construction's variance proposal to reduce the 35-foot front 

setback on Villa Trace Road for Lot 33 to 15 feet.  

 

 

https://villaricaga.v8.civicclerk.com/Meetings/Agenda/ItemFields?id=10342


 
 

 

Planning & Zoning 

Community Development Department 

Villa Rica City Hall 

571 W. Bankhead Hwy 

Villa Rica, GA 30180 

 T: 678.840.1238 

F: 770.459.7003 

www.villarica.org 

 

August 28, 2024  

Whitney Cox, Board Secretary 

Community Development Department 

City of Villa Rica 

571 W. Bankhead Highway 

Villa Rica, GA 30180 

 

Re: Planning Report  

 Prime Construction 

VA-10-24 

Villa Trace  

Land Lot 145, District 2, Section 5 

Parcel # V02 0070149  

Acreage: 13.11 

Ward: 5 

City Council Member: Danny Carter  

Planning Board Member: Ashley Head 

City of Villa Rica, Carroll County, Georgia  

 

Dear Ms. Cox: 

 

The planning report is prepared in response to Prime Construction's variance application for the 

property located at Villa Trace (Parcel #V02 0070149). It aims to analyze the variance(s) request and 

make recommendations for the Planning Commission’s consideration. 

 

The following documents, which were submitted in support of the application, have been reviewed: 

 

1. Application for a Variance, dated June 6, 2024 (4 pages); 

 

2. Applicant Statement, by Trey Robinson, dated May 21, 2024. 

 

3. Warranty Deed, dated August 26, 2024, signed by Ridge Cole (3 pages); 

 

4. Property Site plan, dated June 6, 2024, prepared by The Southeast Civil Group (2 pages). 

 

 

 

 

 

 

 

 

 

 

 

 

http://www.villarica.org/
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A. Existing Conditions 

 

The parcel is currently zoned Multifamily Low-Density (MF1) and features an undeveloped wooded lot. The 

property has a sloping topography with a low grade towards the eastern side. A creek runs through the center 

of the parcel in a north-south direction. The subject property is located on Villa Trace Road, approximately 

60 feet north of South Lassetter Circle and at the corner of North Lassetter Circle and Villa Trace Road. 

North of the applicant’s subject parcel is the City of Villa Rica’s Wastewater and Filter Plant. West of the 

applicant’s site is the new single-family attached (SFA) Embry Starlight development, which is currently 

under construction. East of the site is the Waterford residential neighborhood, and to the south is the Willow 

Creek Apartments. The parcel is situated within the Carroll County portion of the city and does not border a 

city boundary or unincorporated area. 

 

The parcel is bordered by Industrial Medium-Density (I2) zoned property to the north and east, and Single-

Family Agricultural (AG) and Single-Family Suburban (R1) zoned properties to the west. To the south, the 

property is adjacent to an existing apartment complex also zoned MF1. The surrounding properties consist 

of a mix of residential and industrial uses. 

 

          Surrounding Properties:  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

TABLE 1 – SURROUNDING LAND USES 

Current Zoning Land Use Character Area 

North Industrial Medium-Density (I2) Industrial 

East     Single-family Attached (SFA) Industrial 

South Commercial, Low-Density (C1) Suburban Village  

West    
Agricultural (AG) and Single-Family 

Suburban (R1) 
Suburban Village   
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Figure 1: Carroll County GIS image of the site, with the property boundaries 

approximated. 

B. Site History  

 

The parcel has remained vacant and undeveloped throughout its existence. In 2020, the property 

was rezoned from Multifamily (R14) under the Unified Development Code (UDC) to Multifamily 

Low-Density (MF1) as part of a citywide rezoning effort. 

 

In 2022, a developer proposed constructing three two-story multifamily residential apartment 

buildings with a total of 48 units. The developer requested a deviation from Section 9.03(2)(C) of 

the city’s zoning ordinance, which mandates that all multifamily buildings “shall be oriented to 

the street or city road, a common open space, or clustered to form neighborhoods. Multifamily 

buildings shall not be oriented to parking lots.” Additionally, the developer sought relief from the 

city’s 75-foot impervious buffer requirement along the creek. The proposal included constructing 

two retaining walls within the buffer, one measuring 363 linear feet and the other 245 linear feet, 

totaling 608 linear feet. The total encroachment proposed was 608 square feet. The City Council 

unanimously approved (5-0) a variance request for the 608-square-foot encroachment into the 75-

foot buffer to construct the retaining walls (VA-08-22). 
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C. Proposed Development 

 

The applicant proposes constructing a total of 67 private single-family attached townhomes, each 

with a projected 5,000 square feet of living space. The applicant states, the townhomes situated 

on 24-foot by 40-foot lots. The applicant said, 29 townhomes will be located in the eastern 

portion of the parcel, 32 townhomes will be located along Villa Trace Road, 6 townhomes will 

be constructed near the southeastern portion of the parcel. A 350-linear-foot retaining wall will 

be constructed behind units 39-51 to provide additional buffer support from the stream that runs 

through the middle of the parcel. 

 

The development will feature 20-foot-wide private street alleys throughout. The applicant has 

proposed a fire truck/service turn-around alley on the northwest end of the parcel, a 2,800-square-

foot field, a picnic/grill area, and a playground in the northeast area of the development. 

Additionally, 17 parking spaces are proposed in the western area of the development site. 

 

 

Flood Plain 

A portion of the subject property is located within a flood zone. A north-south traveling stream on 

the southwestern section of the lot is centered on the flood zone and is considered a Special Flood 

Hazard Area as designated by FEMA. This area is also considered in “Flood Zone A”, which is a 

flood area without base flood elevation levels determined. Figure 2, below, indicates the flood 

zone map: 

 

 
                              Figure 2: FEMA Flood Map 
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D. Variances 

 

The Applicant has requested variance relief for the following: 

 

1.  Section 4.04 – Lot Standards which, requires a 35-foot front setback for Multifamily (MF1) zoned 

parcels located on local roads. The Applicant is requesting to reduce the front setback for Lot 33 to 

15 feet.   

Lot 33 is oriented within the southwest corner of the parcel. Lot 33 is located within the intersection 

of the proposed private townhome neighborhood’s new street and the public street of Villa Trace. 

The unit has to abide by two front setbacks, one for the private street frontage and another for the 

public street of Villa Trace Road.  

 

2. Section 900 - Stream Buffer Protection, all developers must abide by the state’s 25ft stream buffer, the 

city’s additional 25ft stream buffer, and the city’s required 25ft impervious buffer. The applicant is 

requesting an allowance for lots, 39-41,43, 49-51, and 55 to marginally encroach the city’s required 

impervious setback by 631 square feet due to a creek running through the parcel. 

 

City Council unanimously approved (5-0) a variance request for an encroachment of 608 square feet 

into the 75-foot buffer to construct a retaining wall (VA-08-22). The applicant is deviating from 

constructing multi-family apartments, altered the site plan, and is proposing to construct single-family 

attached homes. The applicant is requesting to encroach within the impervious buffer an additional 23ft. 

 

 

Proofs for Variances 

 

In reviewing the variance requested for the development, the “benefits vs. detriments” of such an 

approval were evaluated in addition to the purposes of the Comprehensive Plan. 

 

Variance (1): 

The applicant requested this variance due to topographic hardships. According to the site plan, the 

applicant proposes four clusters of seven townhomes along Villa Trace Road, which are not within the 

front setback area. However, Lot 33 is within the front setback of Villa Trace Road. Staff could not 

identify any land use benefits from approving this request, other than allowing the applicant to construct 

a unit within the Villa Trace Road setback. The detriment of constructing Lot 33 within the front setback 

of Villa Trace Road, as per the site plan, is that it will allow Unit 33 to be built 20 feet closer to Villa 

Trace Road, resulting in Unit 33 not being uniform with the other units on Villa Trace Road. 
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Variance (2): 

The applicant stated in their application that this request is due to topographic hardships, specifically for 

the northern row of townhomes. The city council approved an encroachment of 608 square feet within the 

impervious stream buffer in 2022. 

Staff could not identify any detriments to approving the additional encroachment within the 75-foot buffer 

variance, as the proposed encroachment area is only 23 square feet and is limited. 

 

The Future Land Use Plan prescribes “Suburban Village” as the future land use for the parcels. The intent 

of the Suburban Village Character Area is as follows:  

 

“Suburban Villages are characterized by clustered commercial development around the intersection of 

prominent roads (Community Crossroads) and include immediate surrounding residential areas, which are 

suburban in nature. The general development pattern is compact, with stand-alone or a few businesses on 

a site. However, in more suburban and rural areas, a single business typically occupies a property. Future 

development should emphasize the compact, small-scale development that supports the immediate 

surrounding area, including residences, retail, and office uses. Higher density developments should be 

located closer to more dense/intense areas, where similar development exists. Sidewalks and pedestrian 

linkages to nearby parks and other amenities should be provided in new developments.”  

 

The character area has design principles that recommend “low to moderate density with concentrated 

neighborhood commercial development oriented around intersection/community crossroads”.  

 

The existing development pattern in the area is consistent with the Comprehensive Plan from an intensity 

and site development standpoint. The nature of the variance does not impact the intents of the 

Comprehensive Plan, as the character area is aimed at providing more housing opportunities. The new 

development will accomplish this goal should the variance be granted. 

  

Variance Decision Criteria 

In taking action on all variance requests, the Council shall use the following decision criteria, consistent 

with the requirements of the Georgia Code. 

 

1) General Welfare. The approval will not be injurious to the public health, safety, morals, and 

general welfare of the community; No Detriment to Public Health, Safety, or Welfare: There 

is no detriment to public health, safety, or welfare observed by staff. 

 

2) Adjacent Property. The use and value of the area adjacent to the property included in the variance 

will not be affected in a substantially adverse manner, and the use and value of the area 

adjacent to the property included in the variance will not be affected in a substantially 

adverse manner. Lots 5-32 will be located on Villa Trace Road, but no adverse measures 

have been identified.  

 

3) Practical Difficulty. The ordinance’s requirements will result in practical difficulty because 
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of the limited buildable space on the parcel. The variance request to encroach on the 

impervious buffer is considered reasonable. Last year's impervious setback encroachment 

of 608 square feet. The applicant's current variance request is an additional encroachment 

request of 23 feet, being minimal. 

 

E. Comments 

 

- The applicant initially proposed a public development project. Due to the parcel’s topographic 

constraints, the applicant recommended incorporating 20-foot-wide public alleyways. However, the 

city engineer rejected the plans, citing concerns regarding the proposed 20-foot public alleyways. 

Consequently, the applicant is now proposing a private 67-townhome development, which includes 20-

foot alleyways. 

- Community Development comments: Two homeowners from Villa Trace have inquired about the new 

development. 

 

 

Recommendations: 

 

Variance #1: Reduce the front building setback from 35 feet to 15 feet on Villa Trace Road 

(specifically for Lot 33, which will be developed with this setback). 

 

• Section 4.04 – Lot Standards: Requires Multi-Family Low Density (MF1) front setbacks on local 

roads (LR) to be 35 feet. 

 

o Applicant Proposal: 15 feet 

o Staff Recommendation: Denial  

o Reason: Self-imposed; allowing Unit 33 to be built 20 feet closer to Villa Trace Road will 

result in Unit 33 not being uniform with the other units on Villa Trace Road. 

 

Variance #2: Allow lots 39, 41, 43, 49-51, and 55 to encroach on the impervious setback. Total 

encroachment equals 631 square feet. 

 

• Section 900 – Stream Buffer Protection: 

o Applicant Proposal: Encroach the impervious setback by 631 square feet (23 feet). 

o Staff Recommendation: Approve 

o Reason:  

▪ City Council previously approved a 608-square-foot encroachment within the 

impervious buffer in 2022. 

▪ The current request for an additional 23 square feet, totaling 631 square feet, is 

minimal and can be considered necessary for the development of an undeveloped 

parcel.  

  

Public Notifications:  

As required by Section 11.05 in the Code of the City of Villa Rica, the public has been notified in 
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Times-Georgian and the Douglas County Sentinel on August 29th, 2024; a sign has been posted on 

the subject properties; and all abutting property owners have received notification via regular and 

certified mail. 

 

 

Public Response: 

In response to the public notifications, no residents have contacted the city objecting to the 

proposed variances. 

 

Should you have any questions concerning the above comments please do not hesitate to contact 

my office. We reserve the right to make additional comments based upon further review or 

submission of revised plans or new information. 

 

 

Sincerely, 

 

 

Shaun Daniels  

Planner  

City of Villa Rica: Community Development  

sdaniels@villarica.gov | 678-785-9995  
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Figure 3: Proposed Private Development Site Plan 
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Villa Rica Zoning Map: 
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FUTURE LAND USE MAP: 
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CHECKLIST 
 

Required Materials to Accompany the Application 

The Community Development Manager may waive informational requirements upon finding that the information is not required to 

determine compliance with UDC requirements. 

Variance: 

o Copy of deed, lease, option agreement or other evidence of ownership or applicant’s interest in the property. If the applicant 

is not the owner, attach a notarized statement signed by the owner authorizing the applicant to request the amendment. 

o A site plan demonstrating the requested variance, showing the affected property, adjacent property, zoning, and existing land 

use. 

o A statement of why the variance is necessary. 

o A statement as to how the applicant’s request satisfies each required finding. 

o A listing of the owners of property within 250 feet of the subject property and the mailing addresses for said owners on file 

with the County Assessor; and 

o Any other exhibits may be required by the Community Development Director. 

Appeals from Staff Determinations: 

o Copy of deed, lease, option agreement or other evidence of ownership or applicant’s interest in the property. If the applicant 

is not the owner, attach a notarized statement signed by the owner authorizing the applicant to request the amendment. 

o A statement as to why the applicant believes the Staff’s determination is contrary to the intent and requirements of the Code; 

and 

o Any other exhibits may be required by the Community Development Director. 

 

 

                                  Variance by Use Type 

Chapter Residential Commercial Industrial PUD 

Chapter 4: Zoning 

District Regulations  

(including bulk 

regulations) 

$200 $400 $600 N/A 

Chapter 6: Planned Unit 

Development 

N/A N/A N/A $1,500 

Chapter 7: Development 

Standards 

$300 $300 $300 N/A 

Chapter 8: 

Supplementary Standards 

for Specific Uses 

$500 $500 $600 N/A 

Chapter 9: Design 

Standards 

$300 $400 $500 $600 

Other $300 $300 $300 $300 
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     APPEAL              VARIANCE 

The procedure for requesting a Variance or filing an Appeal is set forth in Section 2.03.J and 2.03.K respectively, of the 

Unified Development Code (UDC). Generally, the amendment process involves review by the Community Development 

Manager and City Council. 

 

 

Date of Application: __________________ 

 

Applicant Name: __________________________________________________________________________ 

 

Address: ________________________________ City: ______________ State: __________ Zip: _________ 

 

Phone: ______________________ Email: ______________________________________________________ 

 

 

Agent Name: ______________________________________________________________________________ 

Address: ________________________________ City: _____________ State: ___________ Zip: _________ 

Phone: ______________________ Email: ______________________________________________________ 

 

Owner Name (If different from applicant): _____________________________________________________ 

Address: ________________________________ City: ______________ State: __________ Zip: _________ 

Phone: ______________________ Email: ______________________________________________________ (Note: A notarized 

statement signed by the property owner(s) authorizing the applicant to make this request shall be attached to the application) 

 

VARIANCE OR APPEAL INFORMATION 

Address of Variance or Appeal Location: ________________________________________________________________________ 

____________________________________________________________________________________________________________ 

 

 

 

I, _____________________________________________, hereby state that all the above statements and statements contained in 

the documents submitted with this application are true. I hereby request processing of this application.  

_______________________________________________________________              ______________________  

Signature of Applicant                  Date 

Southern Ridge Home and Development, LLC- Ridge Cole

desk@southeastcivilgroup.com678-909-6996

8665 Baldwin Parkway Douglasville GA 30134

The Southeast Civil Group, LLC

trey@primeconstructionga.com404-401-2400

Douglasville GA 30134

PO Box 1942 Villa Rica GA 30180

770-823-8572

0 Villa Trace

SOUTHERNRIDGEHOMES@ATT.NET

Trey Robinson

Prime Construction

8473 Earl D Lee Blvd, Suite 100

Trey Robinson (Jun 6, 2024 13:28 EDT)
Trey Robinson 06/06/24

https://na2.documents.adobe.com/verifier?tx=CBJCHBCAABAAWtnnpt6_jrkCbxlf2SQVIyf_Xj8W_TS4
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Pre-Application Conference 

(Optional) 

 

 

Application Filed with Department 

▪ Staff Review For Completeness. 

▪ Public Hearing Schedule 

▪ Public Notification 

 

 

City Council Hearing 

▪ Within 45 Days Of Filing Complete Applications 

▪ Consideration Of Staff, Applicant, And Public Testimony 

 

 

 

DENIAL    APPROVAL City Council Action 
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Planning & Zoning 

Community Development Department 

Villa Rica City Hall 

571 W. Bankhead Hwy 

Villa Rica, GA 30180 

 T: 678.840.1238 

F: 770.459.7003 

www.villarica.org 

 

June 29th, 2022 

Alisa Doyal, City Clerk 

City of Villa Rica 

571 W. Bankhead Highway 

Villa Rica, GA 30180 

 

Re: Planning Report  

 Ridge Cole 

VA-08-22 and VA-09-22 

Villa Trace 

Land Lot 145, District 2, Section 5 

Parcel # V02 0070149 

Acreage: 13.11 

Ward: 5 

City Council Member: Danny Carter 

Planning Board Member: Mac Pilgrim 

City of Villa Rica, Carroll County, Georgia  
 

Dear Mrs. Doyal: 

 

Ridge Cole (the Applicant) seeks a variance from the 75’ stream buffer in order to encroach a total 

of 608 SF into the impervious buffer (VA-08-22). The applicant is not proposing to encroach 

within the city’s 50’ stream buffer nor the state’s 25’ nondisturbance buffer. The applicant has also 

requested a second variance (VA-09-22) from Section 9.03(2)(c) of the Zoning Ordinance in order 

to permit for the primary buildings to face the parking lot rather than a street or common open 

space. The applicant is proposing three two-story residential apartment buildings with 48 units. 

Because of the joint requests from the applicant for the same project, I have reviewed both 

applications as a part of one report, however the merits of each request should be considered by 

the City Council individually. The variances are outlined in Section D. 

 

The following documents, which were submitted in support of the application, have been 

reviewed: 

 

1. Two Applications for a Variance, dated June 9th, 2022 (6 pages); 

 

2. Site Plan, dated March 30th, 2022, signed and sealed by Michael G. Forlaw, P.E. of The 

Southeast Civil Group (1 sheet); 

 

3. Applicant Letters of Intent, prepared by The Southeast Civil Group, LLC, dated June 9th, 

2022 (2 page); 

 

4. Warranty Deed, signed by Elaine H. Brown, dated December 2nd, 2022 (2 pages). 

 

 

 

 

http://www.villarica.org/
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A. Existing Conditions 

 

The subject property is located east of Villa Trace and south of the Norfolk Southern Railroad. 

The parcel has frontage along Villa Trace consisting of approximately 986.7’. The property is 

sloping with a low topography grade towards the eastern side of the parcel. flat and consists of a 

creek through the center of the parcel running in a north-south fashion. 

 

The parcel is currently zoned Multifamily Low-Density (MF1) and features an undeveloped 

wooded lot. The parcel does not border a city boundary/unincorporated area and is located in the 

Carroll County portion of the city. The parcel is bound by Industrial Medium-Density (I2) zoned 

property to the north and east, and Single-Family Agricultural (AG) and Single-Family Suburban 

(R1) zoned properties to the west. The property to the south an existing apartment complex also 

zoned MF1. The surrounding properties consist of residential and industrial uses. 

 

Surrounding Properties:  

 

 

 

 

 

 

 

 

 

 

 

 

TABLE 1 – SURROUNDING LAND USES 

Current Zoning Land Use Character Area 

North Industrial Medium-Density (I2) Conservation/Open Space 

East     Industrial Medium-Density (I2) Industrial 

South Multifamily Low-Density (MF1) Suburban Village 

West    
Single-Family Agricultural (AG) 

Single-Family Suburban (R1) 
Suburban Village 
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Figure 1: Carroll County GIS image of the site, with the property boundaries approximated. 

 

 

 

B. Site History  
 

The parcel is currently unutilized and features vacant land. The property was rezoned from 

Multifamily (R14) in the Unified Development Code (UDC) to Multifamily Low-Density (MF1) 

during the citywide rezoning effort in 2020, which was a lateral change in zoning. 
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C. Proposed Development 

 

The applicant is proposing to construct a 48-unit one and two-bedroom apartment complex 

consisting of three two-story buildings and a leasing office.  

 

Section 9.03(2)(c) of the city’s zoning ordinance requires that all multifamily buildings “shall be 

oriented to the street or city road, a common open space, or clustered to form neighborhoods. 

Multifamily buildings shall not be oriented to parking lots.” The applicant is requesting a variance 

to have the three multifamily buildings to face the parking lot instead of Villa Trace. 

 

The applicant is also requesting relief from the city’s 75’ impervious buffer along creek. The 

applicant proposes to construct two retaining walls within the buffer, one being 363 linear feet and 

another being 245 linear feet for a total of 608’. The total encroachment is proposed to be 608 sq. 

ft.  

 

Flood Plain 

The property is not located within a flood zone, but does border a flood zone to the north of the 

property. The area surrounding the creek on the property is not considered in a flood zone based 

on FEMA maps. 

 

 

D. Variances 

 

The developer has requested variance relief from the zoning ordinance as outlined below. The 

applicant’s stated reasons for not complying with the 75’ buffer is because the request will improve 

the development to allow for a small backyard for the residents. According to the applicant, if the 

wall is moved outside of the buffer, it will require the buildings to be set on a foundation wall. 

Therefore, there would be no backyard for the units.  

 

The Applicant has requested variance relief for the following: 

 

1. Section 9.03(2)(c): Multifamily buildings shall be oriented to the street or city road, a 

common open space, or clustered to form neighborhoods. Multifamily buildings shall not 

be oriented to parking lots. 

 

The applicant proposes to build the apartment buildings facing the parking lot. The 

applicant indicates in their letter of intent that the creek buffer and impervious 

setback on one side, and the building setback and front landscape requirements on 

the other make the developable area narrow, which is a hardship. All other potential 

lot configurations attempted by the applicant would result in additional variances. 

 

2. 75’ Buffer: No impervious surface permitted within 75’ of state waters or an identified 

body of water. 
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The applicant proposes to encroach 608 sq. ft. into the 75’ buffer in order to install a 

retaining wall to allow for a small backyard for residents. 

 

 

Proofs for Variances 

In review of the variance requested for the development, the “benefits vs. detriments” of such an 

approval was reviewed in addition to the purposes of the Comprehensive Plan. The purposes of the 

request were made clear by the applicant in their application and, according to the applicant, stems 

from the applicant having topographic hardships. Staff could not identify any detriments from an 

approval of the 75’ buffer variance, as the area proposed for encroachment is only 608 SF and is 

limited in nature. The site layout proposed by the developer is more car dominant and the buildings 

would have no relation with the street. A benefit to the issuance of the variances would be that the 

site would be considered usable for its intended zoning (multifamily), and would prevent the 75’ 

buffer from being almost entirely encroached upon should 9.03(2)(c) be granted. 

 

The Future Land Use Plan prescribes “Suburban Village” as the future land use for the parcels.  The 

intent of the Suburban Village Character Area is as follows: 

 

“Suburban Villages are characterized by clustered commercial development around the 

intersection of prominent roads (Community Crossroads) and include immediate 

surrounding residential areas, which are suburban in nature. The general development 

pattern is compact, with stand-alone or a few businesses on a site. However, in more 

suburban and rural areas, a single business typically occupies a property. Future 

development should emphasize the compact, small-scale development that supports 

the immediate surrounding area, including residences, retail, and office uses. Higher 

density developments should be located closer to more dense/intense areas, where similar 

development exists. Sidewalks and pedestrian linkages to nearby parks and other amenities 

should be provided in new developments.”  

 

The character area has design principles that recommend “low to moderate density with 

concentrated neighborhood commercial development oriented around intersection/community 

crossroads”. 

 

The existing development pattern in the area is consistent with the Comprehensive Plan from an 

intensity and site development standpoint. The nature of the variance does not impact the intents 

of the Comprehensive Plan, as the character area is aimed at providing more housing opportunities. 

The new development will accomplish this goal should the variance be granted. 

 

Variance Decision Criteria 

In taking action on all variance requests, the Council shall use the following decision criteria, 

consistent with the requirements of the Georgia Code. 

a) Development Standards Variance. The Council may grant a variance from the development 
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standards of this ordinance (such as height, bulk, area) if, after a public hearing, it makes a 

determination in writing (consistent with O.C.G.A. 36-66-1), that: 

i)  General Welfare. The approval will not be injurious to the public health, safety, 

morals, and general welfare of the community; 

 

The approval of the variances would not be injurious to the public health, safety, 

morals, and general welfare of the community 

 

ii) Adjacent Property. The use and value of the area adjacent to the property included in 

the variance will not be affected in a substantially adverse manner; and 

 

The value of the surrounding properties is not expected to decline or be 

otherwise reduced in value by permitting the variances. 

 

i) Practical Difficulty. The strict application of the terms of this ordinance will result in 

a practical difficulty in the use of the property. This situation shall not be self-

imposed, nor be based on a perceived reduction of, or restriction on, economic gain. 

 

The ordinance’s requirements will result in a practical difficulty because of the 

limited buildable space on the parcel. Both requests are considered reasonable 

in lieu of the topography of the land and comparison to other site layouts, the 

proposed layout was the least nonconforming of the ordinance. 

 

 

E. Comments 

 

No Staff Comments. 

 

 

Recommendation: 

 

Staff recommendation: 

 

 Section 9.03(2)(c): APPROVAL 

Reasons: The topography of the land prevents the parking to be located behind the 

building without a much larger encroachment within the 75’ buffer. 

 

 75’ Impervious Buffer: APPROVAL 

Reasons: The encroachment is minimally invasive to the 75’ stream buffer and 

has a functional aspect that will enhance the product and future usability of the 

space for the dwellers. 
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Public Notifications:  

As required by Section 11.05 in the Code of the City of Villa Rica, the public has been notified in 

Times-Georgian and the Douglas County Sentinel on June 27th, 2022; a sign has been posted on 

the subject properties; and all abutting property owners have received notification via regular and 

certified mail. 

 

Public Response: 

In response to the public notifications, no residents have contacted the city objecting to the 

proposed variances. 

 

Should you have any questions concerning the above comments please do not hesitate to contact 

my office. We reserve the right to make additional comments based upon further review or 

submission of revised plans or new information. 

 

 

 

Very truly yours, 

 

 

       ______________________________ 

Ronald Johnson 

Planning & Zoning Specialist 

 

cc:   Tom Barber, City Manager (via email) 

Tracy Jarvis, Community Development Director/City Engineer (via email)  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

mailto:jdirmann@maserconsulting.com
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Villa Rica Zoning Map: 
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Villa Rica Future Land Use Map: 
 

 

 



VARIANCE LETTER OF REQUEST 05/21/2024 

  
 

Douglasville, GA | Bremen, GA  
678-909-6996   
desk@southeastcivilgroup.com  
www.southeastcivilgroup.com 
                                                                                             

RE: Variance Letter of Request  
Subject Property Address: Villa Trace Road 
Applicant Name: Trey Robinson 
 
 
 
The subject property lies within Land Lot 164, District 6, and consists of parcel # V02 0070149. The owner is proposing to 
develop townhomes. The property is zoned MFI (multifamily low density). The preliminary site plan included with this 
application provides further information about the project.  
 
Variance Request #1: Front Setback along Villa Trace Road 
It is understood that the current zoning has a front building setback requirement of 35 feet along Villa Trace Road. The 
owner would like to request this setback to be reduced to 0 feet, as shown on the preliminary site plan.   
 
Variance Request #2: Front Setbacks on New Proposed Road- Lot #s 1, 31, 32 
The proposed zoning requires a 35’ front building setback along the new proposed road. Looking solely at lots 1, 31, and 
32, the owner would like to request to reduce the front building setback from 35’ down to 0’ as shown on the preliminary 
site plan.  
 
Variance Request #3: Landscape Strip 
The city requires there to be a front landscape strip of 20 feet. The owner would like to request a reduction of this strip 
from 20 feet to 10 feet. However, landscaping would be proposed all the way to the back of the curb on Villa Trace Road, 
providing 18’ of streetscape.  
 
Variance Request #4: Administrative Variance Request- Impervious Setback  
There is an impervious setback running through the center of the property. There are several lots that slightly encroach 
this setback. The owner would like to request an allowance for lots 30-40, 48-50, and 54 to marginally encroach this 
setback. The encroachment of this setback totals to 631 square feet and is highlighted in the preliminary site plan. This 
request is well under the allowable 20% administrative approval process.  
 
Additional Information:  
The impervious setback running through the center of the property significantly impacts available area on the that can be 
developed to meet city requirements. The variances listed, requesting reduction of certain setbacks and buffers, allows 
for the site to be the most optimal for a multi-family residential development.  
 

 

 

 

 

 

 

 

mailto:desk@southeastcivilgroup.com
http://www.southeastcivilgroup.com/
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