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

 July 16, 2024 | 6:00 PM 

Meeting Call to Order (Chairwoman) 
  
A. Old Business  
  
  1. Approval of minutes from 06/18/2024 
  
B. New Business  
  
  1. Introduction of new Board members 
  
  2. RA-03-24 – 615 Industrial Blvd.- Rezoning of two parcels, V03 0120017 and V03 0120014, from industrial low 

density (I1) to commercial medium density (C2) 
  
  3. Nominations for Vice Chairman 
  
Adoption of the Agenda (Chairwoman) 
  
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  
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 PLANNING AND ZONING MEETING MINUTES 
                                     Holt-Bishop Justice Center, Municipal Courtroom, 101 Main St 

Tuesday, June 18th, 2024 | 6:00pm 

 

 

Meeting Called to Order Chairman David Rogers called the meeting to order  

 

Present: Chairman David Rogers, Vice Chairwoman Ashley Head, Commissioner Andrew Newton 

 

Adoption of the Agenda 

 

 Vice Chairwoman Ashley Head moved to adopt the agenda as presented. 

 

       RESULT:     APPROVED  3/0 

       MOVER:     Vice Chairwoman Ashley Head 

       SECONDER:     Commissioner Andrew Newton 

             AYES                      Chairman David Rogers, Vice Chairwoman Ashley Head, and          

Commissioner Andrew Newton 

 

  

A. Old Business 

 

1. Chairman David Rogers moved to approve minutes from 1/16/24 

 

       RESULT:  APPROVED  3/0 

     MOVER:  Commissioner David Rogers 

     SECONDER:  Vice Chairwoman Ashley Head 

     AYES: Chairman David Rogers, Vice Chairwoman Ashley Head, and          

Commissioner Andrew Newton 

 

 

B. New Business 

 

1. Shaun Daniels introduced the new Ward 3 Commissioner, Andrew Newton, and welcomed him 

to the board. 

 

2. Community Development Director, Nina Shabazz was introduced and some of her experience 

shared. She briefly greeted the Commission. 

 

    

 

 

 



3. Commissioners were presented with upcoming training opportunities which are required to be 

completed during their term on the board. They were given information on in-person and online 

courses. 

 

4. David Rogers spoke on the need to reorganize the board with his departure forthcoming. He 

nominated Vice Chairwoman Ashley Head to fill the position as Chairwoman.   

                             

 RESULT:  APPROVED 2/0 

 MOVER:  Chairman David Rogers 

 SECONDER:             Commissioner Andrew Newton 

 AYES:                        Chairman David Rogers and Commissioner Andrew Newton 

 

 Staff agreed to table the discussion of Vice Chairman.  

             

      Public Comments:  

John Hannabach, 3106 Golfers Way- Shared his experience on the Planning Commission and the 

importance of the board. He stressed the need for training and proposed internal training for staff. He also 

expressed concerns about the extensiveness of the meeting minutes and the commissioners’ involvement 

in Joint Committee and TAC. Mr. Hannabach commended Shaun Daniels for stepping into his role as 

board administrator.  

 

Dave Hladik, 9783 Reflections Dr.- Expressed his concern with the lack of planning by the City. He also 

suggested a review of the comprehensive plan annually in order to track the progress of actions. 

 

 

C. Adjournment   6:29pm 

 

RESULT:  APPROVED  3/0 

            MOVER:  Chairman David Rogers 

SECONDER:   Vice Chairwoman Ashley Head 

AYES:              Chairman David Rogers, Vice Chairwoman Ashley Head, Commissioner 

Andrew Newton 

 

 

 

 

   _________________________________  ______________________________  

     Planning & Zoning Chairman               Community Development Director                                  
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SUBJECT: RA-03-24 – Rezoning two parcels from Industrial Low Density (I1) to Commercial Medium 

Density (C2) for property at 615 Industrial Blvd.  

 

AGENDA DATE: July 16, 2024 

DATE PREPARED: July 1, 2024 

PREPARED BY:  Shaun Daniels, Planner  

 

AMOUNT:  

GL ACCOUNT #:   

FUNDING SOURCE:  

BUDGETED ITEM?  

PUBLIC HEARING: YES 

  

  

 

PURPOSE:  Scott Evens (the Applicant) seeks to rezone two tracts at Industrial Boulevard. 

The applicant proposes to rezone the two parcels from Industrial, Low Density (I1) to 

Commercial Medium Density (C2). The applicant wants to reclassify the parcels to obtain 

large motor vehicle sales, and minor motor vehicle repair and service outright permitted 

uses, at the property located at 615 Industrial Boulevard. 

BACKGROUND: 

The applicant’s subject parcels at 615 Industrial Boulevard, off Highway 101, comprise a 

combined area of 8.29 acres. The applicant’s subject parcels are approximately 234 feet southeast 

of Villa Rica’s Gold Dust Park. 

The two subject lots are currently vacant but feature two structures: a 10,050-square-foot primary 

building and a 1,200-square-foot accessory building. Scott Evens proposes to rezone these tracts to 

establish a car dealership superstore. The plan involves merging the two subject lots and enhancing 

the existing 10,050-square-foot structure by adding a 10-bay vehicle garage bay. The applicant 

proposes designing interior spaces including a showroom, reception area, offices, conference 

room, customer lounge, service area, technician space, and parts storage. The applicant aims for a 

single-phase construction with a completion period of six months. 

 

STAFF RECOMMENDATION: Approval 

 

Reasons:  

1. Density Comparison: 

o The proposed development is less dense than the current zoning. 

o Surrounding parcels to the west and south belong to denser industrial districts 

compared to the proposed rezoning. 

2. Zoning to the North: 



o Parcels to the north have lighter, less dense commercial zoning. 

3. Comprehensive Plan Alignment: 

o Importantly, the proposed development and rezoning align with the comprehensive 

plan for the Suburban Village character area. 

 

IMPACT:  N/A 

 

MOTION: I move to approve the rezoning request for Scott Evens to rezone the two tracts located 

at 615 Industrial Blvd from (I1) to (C2).  
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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 

 

July 1, 2024 

Whitney Cox, Board Administrator 

Community Development Department 

City of Villa Rica 

571 W. Bankhead Highway 

Villa Rica, GA 30180 

 

Re: Planning Report  

 Scott Evens  

RA-03-24 

615 Industrial Boulevard  

Land Lot 190, District 6 

Parcel #: V03 0120017, V03 0120014 

Acreage: 5.33 & 2.96 

Ward: 3 

City Council Member: Stephanie Warmoth 

Planning Board Member: Andrew Newton  

City of Villa Rica, Carroll County, Georgia  
 

Dear Ms. Cox: 

 

Scott Evens, the applicant, is seeking to rezone two tracts at 615 Industrial Blvd. The current 

zoning is Industrial, Low Density (I1), and the proposed rezoning is Commercial Medium Density 

(C2). The purpose of this rezoning is to facilitate the construction of a Scott Evens car dealership 

superstore. Notably, the applicant has not requested any variances. 

 

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

reviewed: 

 

1. Property Survey, prepared by Elbert H. Angel, dated February 10, 2023; 

 

2. Zoning Map Amendment (Rezoning) Application, dated May 28, 2024; 

 

3. Applicant Statement of Intent, May 28, 2024 

 

4. Carroll County qPublic.net Assessor’s Report Summary, undated  

 

 

 

 

 

 

 

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

The subject properties are situated along Industrial Blvd., just off Highway 101. These parcels boast 

approximately 344 feet of collective frontage along Highway 101. Currently zoned as Industrial, Low 

Density (I1), each tract features a vacant structure. The surrounding area exhibits a mix of zoning 

districts. Adjacent to the subject parcels, 3rd Street—populated by Single-Family Urban (R2) zoned 

residential lots—abuts the property. To the east lies (Nature’s Own) Flowers Baking Company LLC, on 

land zoned as Industrial Medium-Density (I2). Villa Rica’s Gold Dust public park is approximately 234 

feet northwest of the subject properties. Additionally, six Commercial, Low-Density (C1) parcels adjoin 

the subject parcels to the north, including Dollar General and West Georgia Gymnastic Center. 

To the south of the subject properties, an undeveloped parcel and Sunbelt Rentals occupy land zoned as 

Industrial, Low-Density (I1). Notably, no streams or state waters have been identified on the site, and no 

easements appear on the preliminary layout or property survey. While the Georgia Department of 

Transportation conducts road work along Highway 101, the applicant asserts that this work will not 

impact the two subject parcels. 

 

Surrounding Properties: 

 
 

TABLE 1 – ADJACENT ZONING AND LAND USE CHARACTER AREAS 

Current Zoning Land Use Character Area 

North Commercial Low-Density (C1) Suburban Village  

East     Single-Family Urban (R2) Traditional Neighborhood 

South Industrial Low Density (I1) Industrial  

West    Industrial Medium-Density (I2) 
Industrial & Conservation/ Open 

Space  
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Figure 1: Carroll County GIS image of the site, with the property boundaries approximated. 

 

 

B. Site History  

The City of Villa Rica’s Unified Development Code (UDC) initially zoned the two subject properties at 

615 Industrial Blvd as Light Industrial (LI). However, during the citywide rezoning effort in 2020, the 

property was rezoned to Industrial, Low density (I1). According to Carroll County’s Tax Assessors 

software (QPublic), the subject parcels currently house vacant structures built around 1989. 

The main vacant structure at 615 Industrial Blvd spans approximately 10,050 square feet, while an 

additional feature is a 1,200-square-foot structure. The accessory features include a 240-square-foot 

canopy and a 240-square-foot concrete/steel loading ramped area. The accessory structure has a roofed 

area supported by wooden beams and lacks walls. Notably, Ace Hardware operated within the 10,050-

square-foot building in 2008, followed by 101 Sales & Supplies in 2018. All Plant Mechanical continued 

operations on the subject parcels until February 2024. 

 

C. Proposed Development 

 

Scott Evens seeks to rezone two tracts at 615 Industrial Blvd. from Industrial, Medium Density to 

Commercial Medium-Density (C2) for the construction of a car dealership superstore. Notably, no 

variances have been requested. The plan includes combining the two subject lots through a parcel lot 

merger. 

The expansion involves adding to the existing 10,050-square-foot structure, with a 10-bay vehicle bay 

door area on the south elevation. Additionally, a service area equipped with two glass window garage 

bays will be built. Two more glass window garage bay doors are planned for the dealership's east 
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elevation (back). Interior spaces will include a showroom, reception area, offices, conference room, 

customer lounge, service area, technician space, and parts storage. 

This single-phase construction project is estimated to take six months. Utility services are already in 

place, though electrical upgrades may be needed. City water and sewers will be utilized. Scott Evens 

currently operates an 11,080-square-foot dealership in Carrollton, GA. 

 

See Table 2 below for yard and bulk requirements in the C2 Zone: 

 

 

 

 

 

Design Standards 

The city has design standards for all non-residential design standards in Section 9.04 of the Zoning 

Ordinance to which the applicant must comply at the time of architectural review. 

 

Amenities/Open Space 

The applicant has not indicated the open space amounts proposed. The ordinance requires a total 

of 5% of the lot to be reserved for open space. The ordinance specifies what is considered non-

qualifying open space and qualifying open space as specified below: 

 

 
 

Offsite Improvements 

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

TABLE 2 - BULK REQUIREMENTS – (C2) Commercial Medium, Density ZONE DISTRICT 

 Required Proposed Conforming (C) or 
Nonconforming (NC) 

Minimum Lot Area (sf) 2.5ac 5.33ac (Parcel 0017) 
2.9ac (Parcel 0014) 

  C 

Minimum Lot Width (ft) 50ft 140ft (Parcel 0017) 
204ft (Parcel 0014) 

  C 

Minimum Front Yard Setback (ft) 45ft TBD Unknown 

Minimum Rear Yard Setback (ft) 45ft TBD Unknown 

Minimum Side Yard Setback (ft) 30ft TBD   Unknown 
Maximum Building Coverage (%) 50% TBD Unknown 
Maximum Building Height (ft) 60ft TBD Unknown 
Maximum Impervious Coverage (%) 80% TBD Unknown 
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Flood Plain 

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

property. 

 

 
 

Figure 2: National Flood Hazard Layer FIRM Map 
 

Buffering/Screening/Tree Conservation: 

 The City of Villa Rica requires all new developments to submit a landscaping plan at the time of 

development plan submission. To the north and east, the applicant is required to have vegetative 

buffers between the lower-dense varying adjacent parcels. To the north of the subject parcels are 

multiple commercial, low-density (C1) lots and Villa Rica requires new (C2) developments 

abutting (C1) zones to have a type 1 buffer between the varying zoned lots. Type 1 buffers mandate 

that new developments incorporate a ten-foot buffer using materials selected from the Landscape 

Materials Categories listed in Table 7.8: Unit Value of Landscaping Material. This buffer must 
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achieve a unit value of 3.0 for every, one hundred linear feet along any exterior roadway, or a unit 

value of 2.0 for each one hundred linear feet of adjoining property (whether developed or 

undeveloped). Notably, at least fifty percent of the unit value should come from deciduous shade 

trees (overstory). 

On the eastern side of the new development are Residential single-family urban (R2) parcels, which 

require a type 4 buffer. Type 4 buffers call for a buffer width of 75 feet. Additionally, these buffers must 

include an opaque fence, wall, or earthbound structure with a minimum height of 8 feet. Applicants 

should select materials from the Landscape Materials Categories listed in Table 7.8, aiming for a unit 

value of 5.0 for every, one hundred linear feet along exterior roadways and a unit value of 4.0 for each 

one hundred linear feet of adjoining property (developed or undeveloped). Notably, seventy-five percent 

of the unit value must come from evergreen trees, and fifty percent of the required landscaping should be 

on the adjacent property side of the fence. 

The adjacent parcels to the west and south fall within denser industrial districts, exempting them from 

buffer screening requirements. 

 

Table 7.8: Applicable Buffer Yard Types 
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Table 7.9: Buffer Yard Types Description  

 
 

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 the “Suburban Village” as the future land use character 

area for the parcels.  The intent of the Suburban Village Activity Area is as follows: 

 

“Create nodes in areas where potential for future development exists by establishing 

development patterns focused around Community Crossroads.” 

 

“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.” 
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The activity center has design principles that recommend low to moderate density with 

concentrated neighborhood commercial development oriented around intersections. 

 

ii. Current conditions and the character of current structures and uses in each district. 

The applicant’s subject parcels feature two structures, a 10,005 square-foot vacant building, 

formerly housing the 101 Sales & Supplies business, and a 1,200 square-foot roofed 

structure supported by wooden beams. The vacant features on the applicant’s subject parcels 

were historically utilized for industrial purposes. Both features appear to have remained 

vacant and not open to the public for several years. 

 

iii. The most desirable use for which the land in each district is adapted; 

According to the Comprehensive Plan’s Future Development map the applicant’s two tracts 

are within the Suburban Village area of Highway 101. The Suburban Village character area 

intent is, characterized by clustered commercial development around the intersection of 

prominent roads (Community Crossroads) and includes immediate surrounding suburban 

residential areas. The applicant’s rezoning proposal does fit within the suburban village 

intent general development pattern is compact, with stand-alone or a few businesses on a 

site. The subject parcel is abutting the industrial area of Highway 101 to the south 

 

 

iv. The conservation of property values throughout the jurisdiction; and As indicated in the 

applicant’s Rezoning Application Written Statement, the proposed zone change to commercial, 

medium density would have less impact on the existing adjacent parcels compared to the subject 

parcel’s current industrial, low-density zone classification. The applicants also mentioned that this 

change of use has the potential to stimulate growth within the area. 

 

v. Responsible development and growth 

The growth and development of Highway 101 have consisted of a mixture of uses such as 

commercial, multifamily residential, agricultural, but mostly industrial parcels. To the 

north of the are commercial, low-density lots, which are less dense than the applicant's 

proposed rezoning.  

 

 

 

 

 
 

 

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): 
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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 nearby parcels are a mixture of uses, light commercial to the north, single-family 

residential parcels to the east, and industrial to the south. The proposed use could be suitable 

for the area and the rezoning request is lighter in density than the current industrial light 

density (I1).  

 

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

adjacent or nearby property; 

The 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 subject parcels have remained vacant and not open to the public for years resulting in 

minimal economic gain. The proposed commercial rezoning can potentially produce 

positive economic opportunities. The applicant’s request can potentially yield greater 

economic benefits than the current unused industrial status. The applicant’s subject parcels 

are located on the border of two-character areas, suburban mixed-use, and industrial. 

 

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 has been identified as expected 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; and  

The applicant’s rezoning request does align with the Comprehensive Plan’s Suburban 

Village character area. The subject parcels are adjacent to industrial land to the west and 

south, and the applicant’s proposal corresponds to existing commercial uses to the north and 

residential parcels to the east. Although it deviates from the Comprehensive Plan, this 

rezoning would not result in spot zoning and could potentially enhance commerce along 

Highway 101. 
 

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

development of the property which give supporting grounds for either approval or 

disapproval of the zoning proposal. 

 

No negative changing conditions are present or anticipated. 

 

E. Comments: No Staff Comments 

 
 

Recommendation: APPROVAL 

 

Reasons:  
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1. Density Comparison: 

o The proposed development is less dense than the current zoning. 

o Surrounding parcels to the west and south belong to denser industrial districts 

compared to the proposed rezoning. 

2. Zoning to the North: 

o Parcels to the north have lighter, less dense commercial zoning. 

3. Comprehensive Plan Alignment: 

o Importantly, the proposed development and rezoning align with the comprehensive 

plan for the Suburban Village. 

 

 

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 July 6, 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. 

 

Conclusion: 

In conclusion, this planning report has provided an analysis of the variance request and recommended a 

course of action for the City Council's consideration. The decision should be made in accordance with the 

city’s zoning regulations, comprehensive plan, and the best interests of the community. 

 

Please let me know if you require any additional information or have any questions regarding this report. 

 

Sincerely, 

 

 

 
Shaun Daniels  

Planner  

City of Villa Rica: Community Development   

sdaniels@villarica.gov | 678-785-9995 

 

 

 

 

 

 

 

 

mailto:sdaniels@villarica.gov
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(Current Building Dimensions) 
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Corresponding Maps: 

 

Villa Rica Zoning Map: 

 

 
 

Villa Rica Future Land Use Map: 
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