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

 December 17, 2024 | 6:00 PM 

Meeting Call to Order (Chairwoman) 
  
Adoption of the Agenda (Chairwoman) 
  
A. Old Business  
  
B. New Business  
  
  1. RA-05-24 Rezoning Request for .47-acre property located at 628 South Street from Single-Family Urban (R2) to 

Commercial Medium, Density (C2) and Public Hearing (Shaun Daniels, Zoning Administrator) 
  
  2. TA-12-24 Text Amendment to Establish Section 6.11 PUD-IND & add new definition to section 13.01 (Nina 

Shabazz, Community Development Director) 
  
  3. Rezoning and annexation for Hwy 61 and South Van Wert- Avemore (ANX-01 &2-24) RA-06-24) and Public 

Hearing (Nina Shabazz, Community Development Director) 
  
C. Adjournment  
  

 



                 CITY OF VILLA RICA 
City Council Meeting 

Agenda Item Cover Sheet 

December 17, 2024 
 

 

SUBJECT: RA-05-24 Rezoning Request for .47-acre property located at 628 South Street from 

Single-Family Urban (R2) to Commercial Medium, Density (C2). 

 

PLANNING AND ZONING MEETING DATE:   December 17, 2024    

  

DATE: December 12, 2024  

  

PREPARED BY: Shaun Daniels, Zoning Administrator  

  

PUBLIC HEARING REQUIRED: Yes  

  

  

PURPOSE: MMCC Fund, LLC (the applicant) seeks the rezoning of a .47ac parcel from a Residential 

Single-Family Urban (R2) to a Commercial Medium-Density (C2). 

 

BACKGROUND:  

The property at 628 South Street contains a 1,207-square-foot residential house built in 1971, with 

approximately 95.05 feet of road frontage on South Street. 

In March 2023, the applicant requested to rezone 624 South Street (Parcel ID: V07 0110070) and 

nearby parcels from Single Family Urban (R2) to Commercial Medium Density (C2) to facilitate a lot 

merger for a national sit-down restaurant development, approved by City Council (5-0). In November 

2023, MMCC Fund, LLC requested nine variances for eight surrounding parcels (Parcel IDs: V07 

0110003, V07 0110062, V07 0110066, V07 0110168, V07 0110070, V07 0110083, V07 0110171, 

and V07 0110219) to create a multi-user commercial development with inter-parcel connectivity, 

functional parking, and pedestrian access. Eight variances were approved, and one was withdrawn. 

Due to ongoing negotiations with potential commercial users, no updated site plan has been developed 

since 2023. The applicant indicated that adding 628 South Street will enhance inter-parcel access. 

The applicant now proposes to rezone 628 South Street from R2 to C2 to merge it with surrounding 

C2 properties. The proposed rezoning aims to increase inter-parcel access for the area. If successful, 

the combined tract will total 9.55 acres. The applicant has provided a site plan showing the proposed 

commercial development and approved 2023 variances. If the rezoning is successful, a current site 

plan will be developed. 

 

 



STAFF RECOMMENDATION:  

 

Staff recommendation: Approval 

 

Reasons:  

1. Based on the City’s Comprehensive Plan, the applicant’s request to rezone 628 South Street 

from Residential Single-Family Urban (R2) to Commercial Medium Density (C2) is 

supported. 

2. The Commercial Medium Density (C2) zoning is consistent with the surrounding properties 

to the north, south, and east of the subject property. 

3. The proposed commercial development represents the highest and best use of the land 

compared to maintaining the property as a Residential Single-Family Urban (R2) property. 

 

Condition: 

• The applicant must perform a lot merger, combining 628 South Street and the rezoned (C2) 

properties, which align with the proposed commercial site plan.   

 

 

 RA-05-24 Motion: 

- I move to approve the rezoning request by MMCC Fund, LLC for the property located at 628 

South Street, changing the zoning from Residential Single-Family Urban (R2) to Commercial 

Medium Density (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 

 

December 11, 2024 
Planning Report  

 

 MMCC Fund, LLC 

RA-05-24  

628 South Street 

Land Lot 157, District 6th 

Parcel # V07 0110069 

Acreage: .47 

Ward: 2 

City Council Member: Matthew Montaham 

Planning Board Member: Julie Cepin  

City of Villa Rica, Carroll County, Georgia  

 

Dear Ms. Cox: 

 

The planning report is prepared in response to the rezoning application submitted by MMCC Fund, LLC for the 

property located at 628 South Street (Parcel # V07 0110069). This report aims to provide an analysis of the 

rezoning request and make recommendations for the City Council’s consideration.  

 

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

 

 

 

http://www.villarica.org/
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MMCC Fund, LLC (the applicant) seeks the rezoning of a .47ac parcel from a Residential Single-Family Urban 

(R2) to a Commercial Medium-Density (C2). 

 

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

 

1. Application for Rezoning, dated October 24, 2024; 

 

2. Applicant Summary Description of Project, prepared by Jeff Matthews; 

 

3. Written Statement, prepared by MC3 Landing Holdings LLC; 

 

4. Copy of the Deed (Scanned), dated October 1, 2024; 

 

5. Preliminary Site Plan, prepared by Georgia & West, Inc., dated October 27, 2023; 

 

6. Rezoning Application, dated October 12th, 2024; 

 

A. Existing Conditions 

 

The subject property is 0.47 acres, located approximately 760 feet south of West Bankhead Highway and 360 

feet west of Commerce Drive. The property contains a 1,207-square-foot residential house built in 1971. It has 

approximately 95.05 feet of road frontage on South Street. The lot is relatively flat and does not feature any 

streams or natural water bodies. 

 

The subject parcel is adjacent to multiple residential single-family urban properties to the northwest, west, and 

southwest. It is currently zoned Residential Single-Family Urban (R2) and is situated in a mixed-use area. 

Residential properties are located to the west of South Street, while commercial properties, both undeveloped 

and developed, are to the north, south, and east. The parcel does not border a city boundary or unincorporated 

area. 
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Surrounding Properties: 

 

B. Site History  

In March 2023, the applicant requested to rezone 624 South Street (Parcel ID: V07 0110070), along with parcels 

V07 0110066, V07 0110083, and V07 0110168, from Single Family Urban (R2) to Commercial Medium 

Density (C2) to facilitate a lot merger for the development of a major national sit-down restaurant. The City 

Council approved this request unanimously (5-0). 

 

In November 2023, the applicant, MMCC Fund, LLC, requested nine variances for eight surrounding parcels 

(Parcel IDs: V07 0110003, V07 0110062, V07 0110066, V07 0110168, V07 0110070, V07 0110083, V07 

0110171, and V07 0110219) of 628 South Street.  The requested variances involved adjustments to lot standards 

and design standards. Eight of the variances were approved unanimously, while one was withdrawn. 

 

No updated site plan has been developed since 2023. Due to ongoing negotiations with several potential 

commercial users.  

 

VA-13-23 Request for Nine (9) variances from Development Standards (Chapter 7) of the Zoning Ordinance 

for 135 Commerce Drive. Applicant Jeff Matthews presented in support of these items and agreed to the 

conditions for a proposed commercial project: 

 

VARIANCE REQUESTED RESULT 

Variance request from Section 4.04/Table 4.5 (.75 

acres) of the Villa Rica Zoning Ordinance for 135 

Commerce Drive. 

 

APPROVED (UNANIMOUS) 

Variance as requested from Section 4.04 Table 4.5 

(setbacks) of the Villa Rica Zoning Ordinance for 

135 Commerce Drive. 

 

APPROVED (UNANIMOUS) 

The variance request from Section 7.02 (4)(a)(i)(3) 

of the Villa Rica Zoning ordinance for 135 

Commerce Drive. 

 

APPROVED (UNANIMOUS) 

Variance from Section 7.02(4)(c) Parking Layout 

 

WITHDRAWN 

The variance request from Section 7.02(26)(a) of 

the Villa Rica Zoning Ordinance. 

 

APPROVED (UNANIMOUS) 

TABLE 1 – SURROUNDING LAND USES 

Current Zoning Land Use Character Area 

North Commercial Medium Density (C2) Suburban Village Character Area  

East     Commercial Medium Density (C2) Commercial 

South Commercial Medium Density (C2) Suburban Village Character Area  

West    Single-Family Urban (R2) Suburban Village Character Area  
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The variance request from Section 7.05(6)(a) of the 

Villa Rica Zoning Ordinance for 135 Commerce 

Drive is subject to the condition of a 5-foot. 

Landscape buffer shall be installed along interior 

private drives and 5-foot planting strips on each 

side of the lot line along interior property lines. 

 

APPROVED (UNANIMOUS) 

Variance request from Section 7.05(10)(a) of the 

Villa Rica Zoning Ordinance for 135 Commerce 

Drive. 

 

APPROVED (UNANIMOUS) 

The variance request from Section 7.05(12)(b) of 

the Villa Rica Zoning Ordinance for 135 

Commerce Drive with condition that a 20' 

landscaped buffer with an 8' opaque fence is 

required on the northern property line of 723, 727 

and 731 Meadowlark Drive; a 10' buffer and 8' 

opaque fence along the eastern property line of 723 

Meadowlark; a 20' planted landscape buffer along 

South Street, and a 10' buffer surrounding 628 

South Street. 

 

APPROVED (UNANIMOUS) 

Variance request from Section 9.04(6) (c) of the 

Villa Rica Zoning Ordinance for 135 Commerce 

Drive. 

 

APPROVED (UNANIMOUS) 

 

C. Proposed Development 

The applicant seeks to facilitate a lot merger with the surrounding C2 properties to the north, south, and east. 

The specific parcels involved are: 

• 143 Commerce Drive (Parcel ID: V07 0110003) - 3.69 acres 

• South Street (Parcel ID: V07 0110168) - 0.77 acres 

• South Street (Parcel ID: V07 0110083) - 1.01 acres 

• South Street (Parcel ID: V07 0110066) - 0.96 acres 

• Commerce Drive (Parcel ID: V07 0110062) - 2.64 acres 

• 624 South Street (Parcel ID: V07 0110070) - 0.53 acres 

 

Open Space 

The Commercial Medium Density (C2) zoning district requires a 5% open space provision as per Table 7.24 of 

the Villa Rica Zoning Ordinance. The applicant proposes to combine the 0.47-acre subject property with the 

surrounding C2 properties to the east and south, forming a single parcel. Once the parcel combination is 

completed, any new development must comply with the 5% open space requirement. 

 

The ordinance specifies what is considered nonqualifying open space and qualifying open space as specified 

below: 
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TABLE 5 – QUALIFYING AND NON-QUALIFYING OPEN SPACE 

Non-Qualifying Open Space Qualifying Open Space 

Required Private Yards Conservation areas and wetlands preserved 

as conservation areas. 

Street rights-of-way, open parking area and 

driveways for dwellings 

Floodplains 

Land covered by buildings Woodlands 

Required detention and retention ponds that are 

not visually or physically accessible. 

Riparian Corridors 

The floodway of any stream, regulated drain, river 

or other water body accessible. 

Retention and detention facilities with the 

following characteristics: 

1. 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. 

2. 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. 

3. Planting. Native plant material is 

encouraged around the perimeter of 

retention ponds. 

Any area with slopes exceeding a twenty-five 

percent (25%) grade. 

Development amenity areas containing 

semi-public areas such as: 

1. Plazas with seating and special 

features such as public art or 

fountains. 

2. Pocket parks with seating and 

landscaping. 

3. Decorative water features; and 

lakes. 

Any wetlands on the development site, unless 

preserved as a conservation area. 
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Buffering/Screening/Tree Conservation: 

 A landscaping plan was not submitted by the applicant and is required to be submitted prior to the issuance of a 

Land Disturbance Permit. The applicant will be required to provide perimeter landscaping for off-street parking 

areas, along with interior landscaping for off-street parking areas as indicated in Section 7.05(6) Parking Area 

Landscaping. The applicant is expected to follow all required tree and shrub planting requirements of Section 

7.05. 

 

 The applicant will be required to provide buffering of the site in conformance with Section 7.05(12)(b) of the 

zoning ordinance and as illustrated in Table 7.8 and Table 7.9 of the zoning ordinance. The ordinance requires 

the proposed use to provide a “Buffer Type 4,” which would require a 75-foot width buffer area along the side 

yard abutting any existing Residential Single-Family Urban (R2), amongst other landscaping requirements as 

outlined in Table 7.9. The applicant will be required to provide a “Buffer 1,” which would require a 10-foot 

width buffer area along the side yard abutting any existing Commercial Low Density (C1) parcels. 
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 Flood Plain 

The property is not considered to be in a flood zone as designated by FEMA. This area is considered in “Flood 

Zone X”, which is an area of minimal flood hazard. Figure 2, below, indicates the flood zone map: 

 

 
Figure 2: National Flood Hazard Map, retrieved from FEMA.gov 
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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 Comprehensive Plan  

 The comprehensive Plan prescribes “Suburban Village” as the current character area for the parcel. 

 

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

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.” 

 

 Villa Rica Future Land Use Map 

The Future Land Use Plan prescribes “I-20 Gateway” as the future land use for the parcel.  The intent of the 

I-20 Gateway Area is as follows: 

 

 “In a most basic form, Gateways serve as the primary entrances into the city, providing access goods and 

services for both residents and commuters. Gateways are similar to commercial activity centers, with an 

emphasis on capturing commuter traffic and providing a sense of arrival to Villa Rica. Gateway areas should 

support a variety of uses, including commercial, mixed use, and office-related developments which also offer 

employment opportunities. Such development can provide opportunities for hotels similar high intensity 

developments.” 

  

 “Gateway areas occur the entrances to I-20, which carries the heaviest traffic through the city along the 

interstate. The 2014 Carroll County LRTP indicates that that the portion of I-20 within Villa Rica has the highest 

daily volume along this corridor within Carroll County. Thus, Villa Rica has an opportunity to capitalize on 

this commuter traffic by providing access to services, goods, and employment opportunities in the Gateway 

areas. High quality development and site design should be encouraged, along with the implementation of access 

management tools to ensure unimpeded traffic flow on and off I-20.” 
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ii. Current conditions and the character of current structures and uses in each district; 

The lot currently features a ranch-style residential single-family home. According to The City’s Ordinances, 

Appendix B Zoning Section 4.07, “Single-Family Residential (R2) District is intended to provide for moderate 

density single-family and two-family residential (ADU) development on smaller lots than are permitted in the 

other residential districts.”(R2) zones usually have smaller setbacks and rear yards.  

 

628 South Street abuts the Clearview Subdivision to the west, which currently has two (R2) lots. North, south, 

and east of 628 South Street consist of (C2) undeveloped properties.  

 

The City’s Comprehensive Plan defines the character of a (C2) zone to encourage business and institutional 

uses that help to serve regional markets and require convenient access to high-volume transportation routes 

such as interstate highways or major arterial. 

 

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

According to the Villa Rica future development Map, the current single-family residential (R2) zoning of 628 

South Street will not be the highest and best use for the property given the surrounding area’s zoning and 

commercial development plan.   

 

The rezoning request aligns with the city’s plan for desirable uses within the area. Based on the area’s 

Comprehensive Plan and overall character, specifically the commercial (C2) properties to the north, and east, 

the rezoning of 628 will fit within the commercial trend of the eastern portion of South Street. The rezoning 

of 628 will also be compatible with the (C2) properties to the east, which facilitate a well-planned commercial 

area for medium commercial uses.   

 

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

Property values are not expected to be greatly affected, either positively or negatively, by the redevelopment 

of the lot for commercial purposes. 

 

v. Responsible development and growth; 

The rezoning of 628 South Street to (C2) will promote the property’s conformance with the Comprehensive 

Plan I-20 Gateway area.  

 

The applicant is planning to combine 628 South Street with the adjoining (C2) properties to the north, south, 

and east, which will effectively create a larger commercial property. The development of the site and 

construction of one or two commercial uses, the development could provide new retail options to the 

community. By combining the (C2) lots, and construction of one or two commercial uses, the development will 

provide jobs within the community.  

 

The activity center has design principles that recommend higher-intensity land uses. Primary future land uses 

include commercial developments (such as service uses and hotels), mixed-use developments (including upper-

level residential if appropriate), professional offices, greenways, trails, and civic benefit uses (such as places 

of worship, community centers, schools, and municipal buildings). The proposed use aligns with the intent of 

the Comprehensive Plan. 

 

 

 

 



 
628 South Street  

RA-05-24 

MMCC Fund, LLC 

December 17, 2024  

10 

 

 

vi. Current Conditions and Character of Structures and Uses 

The lot currently features a ranch-style residential single-family home. According to the City’s Ordinances, 

Appendix B Zoning Section 4.07, the "Single-Family Residential (R2) District is intended to provide for 

moderate density single-family and two-family residential (ADU) development on smaller lots than are 

permitted in the other residential districts." R2 zones typically have smaller setbacks and rear yards. 

628 South Street abuts the Clearview Subdivision to the west, which is zoned (R2). North, south, and east of 

628 South Street consist of undeveloped (C2) properties. The City’s Comprehensive Plan defines the character 

of a C2 zone as encouraging business and institutional uses that serve regional markets and require convenient 

access to high-volume transportation routes such as interstate highways or major arterials. 

iii. Most Desirable Use for the Land 

According to the Villa Rica Future Development Map, the current single-family residential (R2) zoning of 628 

South Street is not the highest and best use for the property, given the surrounding area’s zoning and commercial 

development plan. The rezoning request aligns with the city's plan for desirable uses within the area. Based on 

the area’s Comprehensive Plan and overall character, specifically the commercial (C2) properties to the north 

and east, the rezoning of 628 South Street will fit within the commercial trend of the eastern portion of South 

Street. Combining 628 South Street with the C2 properties to the east will create a cohesive commercial area 

suitable for medium commercial uses. 

iv. Conservation of Property Values 

Property values are not expected to be significantly affected, either positively or negatively, by the 

redevelopment of the lot for commercial purposes. 

v. Responsible Development and Growth 

The rezoning of 628 South Street to C2 will promote the property’s conformance with the Comprehensive Plan 

for the I-20 Gateway area. The applicant plans to combine 628 South Street with the adjoining C2 properties to 

the north, south, and east, effectively creating a larger property for commercial development. By combining the 

C2 lots and constructing one or two commercial uses, the development will provide jobs within the community. 
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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. Suitability of the Zoning Proposal for Adjacent and Nearby Property Use and Development 

The surrounding area features an urban residential subdivision to the west of 628 South Street and medium-density 

commercial parcels to the north, south, and east. The commercial properties are mostly undeveloped and owned by 

the applicant. The applicant has proposed developing a commercial project with inter-parcel connectivity roadways 

leading to South Street and Commerce Drive. The rezoning of 628 South Street aligns with the City’s Future 

Development Map and Comprehensive Plan for the I-20 Gateway area. 

ii. Impact on the Existing Use or Usability of Adjacent or Nearby Property 

The proposed rezoning and development are not expected to adversely impact the existing uses or access to nearby 

sites. South Street has residential properties on the western and southern portions of the road and undeveloped 

commercial properties on the eastern portion. 

iii. Economic Use of the Property as Currently Zoned 

As currently zoned, the subject property has reasonable economic use as a residential property. However, the current 

(R2) zoning does not represent the highest and best use of the land given the acreage and the Comprehensive Plan 

I-20 Gateway designation. 

iv. Burden on Existing Infrastructure 

No excessive usage of city infrastructure is anticipated from the rezoning proposal, according to city staff 

assessments. 

v. Conformity with the Local Government's Land Use Plan 

The rezoning proposal conforms to the Comprehensive Plan. The Comprehensive Plan for the I-20 Gateway area 

supports a variety of uses, including commercial, mixed-use, and office-related developments that offer employment 

opportunities. This aligns with the requested zoning change from Single-Family Urban (R2) to Commercial Medium 

Density (C2). 

vi. Existing or Changing Conditions Affecting the Use and Development of the Property 

The surrounding area has been experiencing development. West of 628 South Street, Villa Rica High School is 

expanding its learning center, multi-family residential development is being completed on the southern portion of 

South Street and Clearview Street, and various commercial uses are being developed on Commerce Drive. The 

reopening of Meadowlark and the development of a pass-through street connecting Commerce Drive and South 

Street will enhance inter-parcel connectivity within the area. 
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D. Comments 

No Comments were submitted to Community Development. 

 

E. Recommendation 

Staff Recommendation: Rezoning: APPROVAL 

Reasons: 

1. Based on the City’s Comprehensive Plan, the applicant’s request to rezone 628 South Street from Residential 

Single-Family Urban (R2) to Commercial Medium Density (C2) is supported. 

2. The Commercial Medium Density (C2) zoning is consistent with the surrounding properties to the north, south, 

and east of the subject property. 

3. The proposed commercial development represents the highest and best use of the land compared to maintaining 

the property as a Residential Single-Family Urban (R2) property. 

4. The proposed rezoning, along with the lot merger will enhance inter-parcel access for the area. 

 

       Condition: 

• The applicant must perform a lot merger, combining 628 South Street and the rezoned (C2) properties, which 

align with the proposed commercial site plan.   

 

Public Notifications:  

As required by Section 11.05 in the Code of the City of Villa Rica, the public was notified in Times-Georgian 

on December 5, 2024; a sign has been posted on the subject properties; and all abutting property owners have 

received notification via regular and certified mail. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Zoning Map: 
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Villa Rica Future Development Map: 
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Proposed Site Map (2023): 
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CITY OF VILLA RICA
City Council Meeting

Agenda Item Cover Sheet

SUBJECT:  TA-12-24 – Text Amendment to Establish Section 6.11 PUD-IND 
& add new definition to section 13.01                                

AGENDA DATE:  December 17, 2024

DATE PREPARED: December 13, 2024

PREPARED BY:       Nina Shabazz

AMOUNT:                 N/A
GL ACCOUNT #:     N/A
FUNDING SOURCE: N/A
BUDGETED ITEM?  N/A

PURPOSE:   Staff reviews the zoning ordinance and from time to time, it becomes necessary to 
amend or update certain language, add new sections or further define language that needs additional 
clarification. The text amendments seeks to introduce a new section, and define a new land use. The 
Technology Park Overlay District is established for the development of higher echelon technology 
and business development seeking to develop separate facilities for management headquarters, data 
centers, training areas, low-impact light manufacturing, motion picture, television and other multi-
media production research and development operations and offices.

BACKGROUND:    Staff has been working on text amendments to update language, uses and 
processes to ensure that the City makes appropriate and pertinent changes as needed. These 
changes should continue to encourage zoning compatibility, adherence to zoning ordinance and 
continued responsible growth. Technology Park Overlay Districts provide such facilities are often 
grouped together in order to provide common amenities, such as adequate and convenient parking, 
service, and utilities. Operations shall cause no radiation or radioactivity at any exterior wall and 
no electrical radiation that affects any operation or equipment other than those of the creator of the 
radiation. The establishment of such a district requires a predetermined development plan, 
appropriate screening, adequate separation from other land uses and more stringent controls. It is 
the primary intent of this district to allow for such areas in order to meet contemporary needs.

The following sections are addressed within the Technology Park Overlay District: permitted uses, 
permitted accessory uses, lot standards, lighting requirements, parking requirements, landscaping 
and buffering and noise.

STAFF RECOMMENDATION:  To approve recommendations of the text amendment as 
submitted.

MOTION:  I motion to approve the text amendments as submitted.



Technology Park Overlay District (TP).

Purpose. The Technology Park Overlay District is established for the development of higher 
echelon technology and business development seeking to develop separate facilities for 
management headquarters, data centers, training areas, low-impact light manufacturing, motion 
picture, television and other multi-media production research and development operations and 
offices. 

Such facilities are often grouped together in order to provide common amenities, such as 
adequate and convenient parking, service, and utilities. Operations shall cause no radiation or 
radioactivity at any exterior wall and no electrical radiation that affects any operation or 
equipment other than those of the creator of the radiation. The establishment of such a district 
requires a predetermined development plan, appropriate screening, adequate separation from 
other land uses and more stringent controls. It is the primary intent of this district to allow for 
such areas in order to meet contemporary needs.

Principally permitted uses 

The following uses, , shall be permitted in TP Overlay Districts:

A. Administrative operations (finance, insurance).
B. Commercial printing.
C. Commercial testing laboratories.
D. Communications equipment Mfg.
E. Computer and electronic repair and calibration.
F. Computer operations and data processing 
G. Data Centers
H. Corporate offices or headquarters.
I. Design and engineering.
J. Drugs and pharmaceuticals distribution and/or Mfg.
K. Educational services.
L. Electronic components Mfg.
M. Electrical substations
N. Hospitals, clinics, medical and dental offices, medical and dental laboratories, and 

veterinary clinics.
O. Industrial controls Mfg. (used in industrial production for controlling equipment or 

machines).
P. Management and professional services.
Q. Metalworking machinery production.
R. Motion picture, television and other multi-media production.
S. Office machines Mfg.
T. Office/research.
U. Public/Govt. buildings.
V. Pilot plants and production facilities.
W. Plastic, composite products Mfg.
X. Research and development Mfg.
Y. Special industry machinery Mfg.
Z. Transportation equipment Mfg.
AA.Unlisted use. The director may approve an unlisted use in this zoning district where the 

unlisted use is similar in type and nature to a listed use in that district.

Permitted accessory uses. 

Permitted accessory uses are as follows:



A. Employee lunchrooms.

B. Temporary outside storage if the same is in conjunction with pilot plants or production facility 
uses, subject to being screened from adjoining properties.

C. Recreational facilities for use by tenants, employees and clients.

D. Private temporary living quarters associated with research and development

E. Storage facilities within wholly enclosed buildings.

F.  Water Storage Facilities

G. Trash receptacles.

H. Telecommunication structures.

I. On-site day care provided by businesses within the park for employees.

J.  Security structures, which may be installed within buffers and setbacks if located at approved 
entrances and exits.

K. Battery storage

L. Alternate fuel storage

Lot Standard

Standard Setback Requirements
Minimum Lot Area 5 Acres
Minimum Lot Width 150 Feet
Minimum Lot Frontage 50 Feet
Building Height (Principal and Accessory 
Structures)

45 Feet (Excludes parapet walls, rooftop 
mechanical equipment, and penthouses).

Front Setback (Principal and Accessory 
Structures)

50 feet

Side Setback (Principal and Accessory 
Structures)

50 feet

Rear Setback (Principal and Accessory 
Structures)

 50 feet

Minimum distance from structures on same 
lot

10 feet

Maximum Lot Coverage (Buildings) 60%
Maximum Lot Coverage (Total Impervious 
Area)

80%

Required lot standards shall only apply to external property boundaries with other properties not 
zoned as part of the TP district.  Minimum lot frontages, width and acreage shall not apply to 
subdivided lots within the TP  district, so long as the entirety of the contiguous development 
complies with these standards, and so long as the subdivided lot has adequate frontage on 
public or private roads and access drives to allow service.

Lighting Requirements

Lighting shall meet the requirements of Section 7.12 of the Zoning Ordinance.

Parking requirements



1. Each building shall provide 25 parking spaces minimum.  Ancillary office buildings and 
other occupiable structures shall park at one space per 500 SF of GFA. 

2. Joint parking areas serving multiple buildings may be permitted onsite. 
3. Handicap accessible parking shall be provided in conformance with federal ADA 

requirements. 
4. Parking areas shall not extend into buffer areas. 
5. Unloading shall be onsite and not within the right-of-way.
6. Parking space geometrics shall conform with Section 7.02 of the Zoning Ordinance.

Landscaping and Buffering

Bufferyards for TP Overlay Uses: 

1. Adjacent to Residential Districts: A minimum 75-foot buffer yard shall be maintained 
separating the TP property from all residential zoning districts. The buffer yard shall be 
planted per the Type 4 Bufferyard Standards of the Zoning Ordinance.

2. Adjacent to Commercial Zoning Districts: A minimum 30-foot buffer yard shall be 
maintained separating the TP property from all commercial zoning districts. The buffer 
yard shall be planted per the Type 3 Bufferyard Standards of the Zoning Ordinance.

3. Adjacent to Industrial Zoning Districts: A minimum 10-foot buffer yard shall be 
maintained separating the TP property from all industrial zoning districts. The buffer yard 
shall be planted per the Type 1 Bufferyard Standards of the Zoning Ordinance. 

Fences in the TP Overlay District may exceed the maximum listed fence height of 8’ in the 
Zoning Ordinance in all setbacks yards. 

Noise

1. Generator testing is limited to between7:00a.m. and 5:00 p.m.; 
2. Except for generator testing or commissioning activities, generator use is limited to 

backup/emergency use only.
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Planning Commission Meeting

Agenda Item Cover Sheet

SUBJECT: Rezoning and annexation for Hwy 61 and South Van Wert-
Avemore PUD (ANX-01 &2-24) (RA-06-24)

AGENDA DATE: 12/17/2024

DATE PREPARED: 12/11/2024

PREPARED BY: Nina Shabazz, Community Development Director

PUBLIC HEARING:            Yes

PURPOSE:  The applicant, Avemore GA LLC, seeks an annexation and rezoning for Parcel ID 
168 0090 (Hickory Level Road) and Parcel ID 169 0120 (2664 South Van Wert Road), as with the 
amended survey to reflect a parcel split for the residence on the property to remain within Carroll 
County. The applicant seeks the rezoning with the annexation from Carroll County Zoning 
Designation Conservation and Agricultural to a Planned Unit Development (PUD), to include an 
expansion of the PUD as PUD-Industrial.

BACKGROUND:  The City Council approved the Avemore project at 55 and 63 Goldworth Road 
in 2018 with a total of 200 single-family units, 300 multi-family units and live/work units, along 
with a host of other uses, including senior housing, which includes independent living, memory 
care and a minimum age restriction of fifty-five (55) years. In 2020, the city increased the total 
number of single-family lots to no more than 250 units, and the multi-family units to a maximum 
of 325 units. In 2021, the City Council approved an additional 290 units of senior housing with a 
minimum age of fifty-five (55) years. The applicant returned each year to extend their zoning 
approvals for another year as specified in the original and subsequent conditions placed on the 
conditionally approved project. 

In September 2024, the applicant filed an extension to the previously approved PUD and sought to 
extend and alter the PUD to include Light Industrial (I1) (ALT-01-24). The application was denied 
by Planning and Zoning Commission and the applicant was instructed to file a new application that 
would effectively remove the previously approved housing units and mixed-use components. The 
new PUD would change the use to Medium Industrial (12). The applicant withdrew his application 
and filed a new application.

Following this process, the applicant filed two requests for annexation (ANX-01 & 02-24) and a 
rezoning application from Carroll County Agricultural and Conservation Use to PUD as expanded 
to include light industrial and additional permitted uses being considered simultaneously as a text 
amendment for a Technology Park Overlay.



Following the approval of the text amendment for a Technology Overlay Park, the proposed use 
could include a corporate campus with administrative operations, technology park with electrical 
substations, research and development or other computer operations, data processing to name a 
few.

STAFF RECOMMENDATION: With no objections received from Carroll County, City staff 
recommends approval of both the annexation of Parcel ID 168 0090 (Hickory Level Road) and 
approval of the annexation and recommended split of Parcel ID 169 0120 (2664 South Van Wert 
Road so as to allow the residence as identified in the amended survey to remain in Carroll County) 
and rezoning approval from Conservation and Agricultural to the expanded PUD to include Light 
Industrial with Conditions.

IMPACT: N/A

POTENTIAL ACTION: Approval with the following conditions:

No additional residential units will be proposed or approved with this PUD zoning

Sewer Capacity and Conveyance to be addressed and agreed upon with the City in the form of a 
Development Agreement.

PLANNING COMMISSION: 

MOTION: To approve the annexation and rezoning from Agriculture and Conservation to PUD, 
with the expansion of the PUD to include Light Industrial with the recommended conditions.



 

December 11, 2024

Planning Report

  EMBRY DEVELOPMENT COMPANY, LLC
  RA-06-24
  Highway 61 & South Van Wert Road
  Land Lot:  92, 93, 98,9 9, 100, 101, 125 District 6
  Parcel #: V07 014003, 168 0090, 169 0120
  Ward: 2
  City Council Member: Matthew Momtahan
  Planning Board Member: Julie Cepin
  City of Villa Rica/Carroll County

Dear Ms. Cox: 
 

Embry Development Company, LLC (the Applicant) seeks an annexation and rezoning from 
Carroll County Conservation and Agricultural Zoning to an expanded PUD to include PUD-
Industrial (PUD-I). The Applicant has not requested any variances. 

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

 
1. Application Checklist, notarized and dated September 27th, 2024 (1 page); 

 
2. Zoning Map Amendment (Rezoning) Application, dated September 27th, 2024 (2 

pages); 

3. Annexation applications, signed and dated September 24th & 30th, 2024 
 
4. Property Owner Authorization Forms, notarized and dated October 26th, 2022, signed 

by Brian L. Campbell and Kenneth A. Campbell, members of Green Tree Group, 
LLC (2 pages); 
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571 W. Bankhead Hwy 

Villa Rica, GA 30180 
 T: 678.840.1238 
F: 770.459.7003 

www.villarica.org 
 



5. Limited Warranty Deed, dated October 6th, 2023, signed by James Davis III in the 
presence of Colleen Kay Vogel (3 pages); 

 
6. Applicant Statement of Intent, dated September 30th, 2024, by Joseph Fowler, P.C. 

(3 pages); 
   

A. Existing Conditions 
 

The subject parcel(s) consists of a 192.9 acre parcel on the west side of Highway 61, currently 
zoned PUD. The properties to be annexed consists of a 35.03 & a 204.53-acre parcel are 
currently zoned V-5 (Consv Use) & A-5 (Agricultural). The parcels features vastly 
undeveloped land, with a residence on the larger of the two. The applicant provided a 
subsequent survey to provide for the residence to receive a parcel split and to remain within 
Carroll County. The property wraps around properties on its west and south sides, and is 
adjacent to unincorporated Carroll County to the west across Van Wert Road, to the north 
along Van Wert Road, and to the east across Highway 61. 

 
The subject properties are adjacent to low-density residential uses on all sides; a house of 
worship bordering the property to the south; and a residential subdivision to the east across 
Highway 61. 
 
Three ponds are located near, the geographical boundaries of the parcel. Bay Springs creek 
bisects the property, according to site plan provided . No easements have been identified on the 
concept plan drawing. 
 
Surrounding Properties: 

Current Zoning                                                Land Use

North Unincorporated Ca Mobile Home Subdivision 

East     Rural Development (RD) & Medium 
Commercial (C2)- Villa Rica
Commercial (C) & Agricultural (A) -
Unincorporated Carroll County

Residential and Undeveloped 

South Single-Family Agricultural (AG) -City 
Commercial (C) -County 

Suburban Village – City  Commercial -
County 

West    Agricultural (A) - County Undeveloped– County 



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

B. Site History  
 

The City Council approved the Avemore project at 55 and 63 Goldworth Road in 2018 with 
a total of 200 single-family units, 300 multi-family units and live/work units, along with a 
host of other uses, including senior housing, which includes independent living, memory 
care and a minimum age restriction of fifty-five (55) years. 

In 2020, the city increased the total number of single-family lots to no more than 250 units, 
and the multi-family units to a maximum of 325 units. In 2021, the City Council approved 
an additional 290 units of senior housing with a minimum age of fifty-five (55) years. The 
applicant has returned to extend their zoning approvals annually as specified in the original 
and subsequent conditions placed on the conditionally approved project. 

In September 2024, the applicant filed an extension to the previously approved PUD, and 
sought to extend and alter the PUD to include Light Industrial (I1) (ALT-01-24). The 
application was denied by Planning and Zoning Commission and the applicant was 
instructed to file a new application that would effectively remove the previously approved 
housing units and mixed-use components. The new PUD would change the use to Medium 
Industrial (I2). The application was withdrawn and a new application was filed.

Following this process, the applicant filed two requests for annexation (ANX-01 & 02-24) 
and a rezoning application from Carroll County Agricultural to PUD as expanded to include 
light industrial and permitted uses being considered simultaneously in a text amendment as 
a Technology Park Overlay.



The proposed use within the Technology Park Overlay could include a corporate campus 
with administrative operations, technology park with electrical substations, research and 
development or other computer operations, data processing to name a few.

 
C.  Proposed Development 

 
The applicant is requesting annexation and rezoning approval from Agricultural and 
Conservation to an expanded PUD to include Industrial for a total of 432.46 acres, located 
Hwy 61 and South Van Wert. The proposed development could accommodate a technology 
park or corporate campus with ancillary facilities.

 
See Table 2 below for yard and bulk requirements in the I2 (Industrial, Medium-Density) 
Zone: 

 
TABLE 2 - BULK REQUIREMENTS – INDUSTRIAL, MEDIUM DENSITY ZONE DISTRICT 

 Required Proposed Conforming (C) or 
Nonconforming (NC) 

Minimum Lot Area (ac) 5 432.46   C 
Minimum Lot Width (ft) 100 Unknown   C 
Minimum Lot Frontage (ft) 50 Unknown C 
Minimum Rear Yard Setback (ft) 40 Unknown Unknown 
Minimum Side Yard Setback (ft) 40 Unknown  Unknown 
Maximum Building Coverage (%) 40 Unknown Unknown 
Maximum Building Height (ft) 45 Unknown Unknown 
Maximum Impervious Coverage (%) 80 Unknown C 

 
It is unclear how the project will draw utility access for water and sewer, if connections can 
easily be made, or if capacity or distribution is available. The applicant has been working 
closely with the city and county for guidance and alternatives with the expressed goal of not 
over burdening the city and county’s existing infrastructure and capacity. 
 
Design Standards 
The city has design standards for all industrial developments in Section 9.04 of the Zoning 
Ordinance, to which the applicant must comply at the time of architectural review.  

 
Amenities/Open Space 
The site plan indicates several common areas as open space, however total acreage has not 
been provided. The ordinance requires a total of 8.06 acres (12% of the site area) for open 
space. The ordinance specifies what is considered non-qualifying open space and qualifying 
open space as specified below: 
 



 
Offsite Improvements 
No off-site improvements are proposed along Highway 61, including acceleration and 
deceleration lanes. 
 

 Density 
 N/A 

 
Flood Plain 
Bay Springs creek bisects the subject properties. The property is not in a flood zone. Based 
on the Conceptual Site Plan submitted, it’s unclear if the applicant will be proposing to infill 
the identified creek.  It is unclear if all buildings will meet the buffer requirements from this 
pond. Any other creeks proposed for infill may require variances and extensive review and 
approval by EPD and the City Engineer. Figure 2, below, indicates the flood zone map for 
the property: 
 



Figure 2: National Flood Hazard Layer FIRM Map 13045C0154D 
  

 
Buffering/Screening/Tree Conservation: 

 A landscaping plan will be required to be submitted by the applicant at the time of Final Plat 
submittal. Section 7.05(6) of the zoning ordinance requires that a twenty (20) foot wide 
landscape area adjacent to the road or right-of-way be provided, and must be designated as 
“common area” or placed in a landscape easement. In addition, several shrubs and trees must 
be planted within this area.  A minimum of one (1) tree shall be provided for every thirty 
(30) linear feet of landscaped area. The trees may be a combination of deciduous and 
evergreen.  In addition, a minimum of one (1) shrub shall be provided at a minimum of every 
three (3) feet in order to form a continuous screen a minimum of thirty-six (36) inches high 
within two (2) years of planting. 

  



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 parcel as “Suburban Village” as the future land 
use character area.  The intent of the Suburban Village with a Character Area of Suburban 
Neighborhood 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 regarding density that “varies depending on 
location and land use”. 
  
The Future Land Use Map designations in the surrounding area are Commercial, 
Public/Institutional, and Medium Density Residential.

As with the Northwest and Central Eastern portion of the City, this South West 
annexation and rezoning from Agricultural and Conservation to an expanded PUD to 
include industrial is consistent with this type of zoning with minimal residential 
impact on various outskirts of the City. 

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

The lots are vacant with no uses and a small structure. The character is typical of a 
vacant, undeveloped lot surrounded by agricultural properties, whereas the character 
of the AG zone is single-family homes on large lots (at least ½ acre). 

 



iii. The most desirable use for which the land in each district is adapted; 
The proposed development is the most desirable use based on the Comprehensive Plan 
and overall character of the area. The current use of the property as vacant property is 
not the highest and best use for the property given the acreage and the 
recommendations stated in the Comprehensive Plan, however development as 
industrial along the highway is most desirable from a planning and infrastructure 
perspective in addition to the proposed use, this use being least impactful on schools 
and traffic. 

iv. The conservation of property values throughout the jurisdiction; and 
The impact on property values for surrounding uses is expected to be nominal. 

 
v. Responsible development and growth 

The southwestern portion of the city is expected to grow with residential and commercial 
uses in the near and long term future. The applicant has not indicated any roadway 
improvements on the concept plans, therefore it is difficult to gauge the adequacy of the 
road network should improvements be made. 

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

development of adjacent and nearby property;  
 
Highway 61 has had considerable residential development both within and outside of the 
city limits. The size of the lot and frontage along Highway 61 adjacent lend the impetus for 
more commercial and potentially residential in the area. 

 
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 usability of any adjacent 
structures or lots. 

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

 
The property currently does not have reasonable economic use as currently zoned and is not 
the highest and best use of land given the acreage and Comprehensive Plan designations for 
appropriate zoning, in addition the proposed rezoning would be less impactful. Because of 
the size and location of the parcel, along with development pressures along the Highway 61 
corridor, the rezoning to PUD-Industrial would give the parcel an economic advantage for 
providing further development, but increase utility demand in an area of the city with 
distribution challenges. 

 



iv. Whether the zoning proposal will result in a use which will or could cause an excessive 
or burdensome use of existing streets, transportation facilities, utilities, or schools;  
 
Excessive usage of city infrastructure could be possible as the city may not have 
adequate sewer collection capacity along Highway 61. The ability to provide sewer capacity 
along and surrounding Highway 61 is becoming increasingly more difficult for the city 
which may complicate the ability for developments to materialize. In addition, Significant 
sewer conveyance limitations had previously been identified along Highway 61S 
watershed. Investigations had determined that any future development along Highway 61S 
would require the construction of a regional lift station and conveyance system along South 
VanWert Road to and beyond Interstate 20. This regional lift station would resolve existing 
conveyance issues and provide conveyance for future projects within the watershed. 
Preliminary concept plans for the location of the lift station and conveyance have been 
developed. The original concept plan does not indicate if traffic improvements along 
Highway 61 are proposed. Potential traffic impacts along Highway 61 and South Van Wert 
Road must be studied and reviewed by the City Engineer as a part of final plat approval. 

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

in conformity with the policy and intent of the land use plan; and  
 
The rezoning is not inherently supported by the Comprehensive Plan. The Comprehensive 
plan prescribes Suburban Village as the land use character area, which recommends 
commercial and residential zoning. While not completely in conformance with the intent of 
the character area, the use will provide relief from the demand that hundreds of housing 
units would require, therefore, it is preferential to support the requested zone change from 
PUD to PUD-Industrial. This rezoning to include industrial near both agricultural and 
residential is consistent with outer areas of the City to include the Industrial Parks in the 
Northwest and Central Eastern areas of the City.

 
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. 
 
The availability of sewer and water capacity for the PUD would tremendously affect the 
developability of the parcel for the intended use. Poor capacity may hamper the ability to 
construct the proposed concept. 
 

E. Comments 
 

1. A Landscape Plan, Open Space Plan and other details, as required, should be submitted to 
the City Engineer for review prior to Final Plat approval. 

2. The applicant should provide testimony to off-site improvements proposed. 



3. The applicant will assist with wastewater improvements in the areas of conveyance and 
capacity in the form of a Development Agreement

4. The applicant will not request any additional residential units with the annexation and 
expanded PUD to include light industrial.

 Recommendation: 

 
Staff recommendation:  APPROVAL

            Reasons:  
1. Based on the City’s Comprehensive Plan, the applicant’s request to rezone the parcel from 

PUD to PUD-Industrial is supported.
2. PUD-Industrial will provide the highest and best use of the land, without overburdening city 

schools, roads and infrastructure.
3. The rezoning allows a vacant, underutilized parcel to be developed into an asset for the city 

and could spur, support additional development in the corridor.
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 on December 5, 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 concern or 
support for the proposed actions. 

 

 
       ______________________________ 

Nina Shabazz
        Community Development Director
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CITY OF VILLA RICA
Planning Commission Meeting

Agenda Item Cover Sheet

SUBJECT: Rezoning and annexation for Hwy 61 and South Van Wert-
Avemore PUD (ANX-01 &2-24) (RA-06-24)

AGENDA DATE: 12/17/2024

DATE PREPARED: 12/11/2024

PREPARED BY: Nina Shabazz, Community Development Director

PUBLIC HEARING:            Yes

PURPOSE:  The applicant, Avemore GA LLC, seeks an annexation and rezoning for Parcel ID 
168 0090 (Hickory Level Road) and Parcel ID 169 0120 (2664 South Van Wert Road), as with the 
amended survey to reflect a parcel split for the residence on the property to remain within Carroll 
County. The applicant seeks the rezoning with the annexation from Carroll County Zoning 
Designation Conservation and Agricultural to a Planned Unit Development (PUD), to include an 
expansion of the PUD as PUD-Industrial.

BACKGROUND:  The City Council approved the Avemore project at 55 and 63 Goldworth Road 
in 2018 with a total of 200 single-family units, 300 multi-family units and live/work units, along 
with a host of other uses, including senior housing, which includes independent living, memory 
care and a minimum age restriction of fifty-five (55) years. In 2020, the city increased the total 
number of single-family lots to no more than 250 units, and the multi-family units to a maximum 
of 325 units. In 2021, the City Council approved an additional 290 units of senior housing with a 
minimum age of fifty-five (55) years. The applicant returned each year to extend their zoning 
approvals for another year as specified in the original and subsequent conditions placed on the 
conditionally approved project. 

In September 2024, the applicant filed an extension to the previously approved PUD and sought to 
extend and alter the PUD to include Light Industrial (I1) (ALT-01-24). The application was denied 
by Planning and Zoning Commission and the applicant was instructed to file a new application that 
would effectively remove the previously approved housing units and mixed-use components. The 
new PUD would change the use to Medium Industrial (12). The applicant withdrew his application 
and filed a new application.

Following this process, the applicant filed two requests for annexation (ANX-01 & 02-24) and a 
rezoning application from Carroll County Agricultural and Conservation Use to PUD as expanded 
to include light industrial and additional permitted uses being considered simultaneously as a text 
amendment for a Technology Park Overlay.



Following the approval of the text amendment for a Technology Overlay Park, the proposed use 
could include a corporate campus with administrative operations, technology park with electrical 
substations, research and development or other computer operations, data processing to name a 
few.

STAFF RECOMMENDATION: With no objections received from Carroll County, City staff 
recommends approval of both the annexation of Parcel ID 168 0090 (Hickory Level Road) and 
approval of the annexation and recommended split of Parcel ID 169 0120 (2664 South Van Wert 
Road so as to allow the residence as identified in the amended survey to remain in Carroll County) 
and rezoning approval from Conservation and Agricultural to the expanded PUD to include Light 
Industrial with Conditions.

IMPACT: N/A

POTENTIAL ACTION: Approval with the following conditions:

No additional residential units will be proposed or approved with this PUD zoning

Sewer Capacity and Conveyance to be addressed and agreed upon with the City in the form of a 
Development Agreement.

PLANNING COMMISSION: 

MOTION: To approve the annexation and rezoning from Agriculture and Conservation to PUD, 
with the expansion of the PUD to include Light Industrial with the recommended conditions.
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Planning Report

  EMBRY DEVELOPMENT COMPANY, LLC
  RA-06-24
  Highway 61 & South Van Wert Road
  Land Lot:  92, 93, 98,9 9, 100, 101, 125 District 6
  Parcel #: V07 014003, 168 0090, 169 0120
  Ward: 2
  City Council Member: Matthew Momtahan
  Planning Board Member: Julie Cepin
  City of Villa Rica/Carroll County

Dear Ms. Cox: 
 

Embry Development Company, LLC (the Applicant) seeks an annexation and rezoning from 
Carroll County Conservation and Agricultural Zoning to an expanded PUD to include PUD-
Industrial (PUD-I). The Applicant has not requested any variances. 

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

 
1. Application Checklist, notarized and dated September 27th, 2024 (1 page); 

 
2. Zoning Map Amendment (Rezoning) Application, dated September 27th, 2024 (2 

pages); 

3. Annexation applications, signed and dated September 24th & 30th, 2024 
 
4. Property Owner Authorization Forms, notarized and dated October 26th, 2022, signed 

by Brian L. Campbell and Kenneth A. Campbell, members of Green Tree Group, 
LLC (2 pages); 

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 
 



5. Limited Warranty Deed, dated October 6th, 2023, signed by James Davis III in the 
presence of Colleen Kay Vogel (3 pages); 

 
6. Applicant Statement of Intent, dated September 30th, 2024, by Joseph Fowler, P.C. 

(3 pages); 
   

A. Existing Conditions 
 

The subject parcel(s) consists of a 192.9 acre parcel on the west side of Highway 61, currently 
zoned PUD. The properties to be annexed consists of a 35.03 & a 204.53-acre parcel are 
currently zoned V-5 (Consv Use) & A-5 (Agricultural). The parcels features vastly 
undeveloped land, with a residence on the larger of the two. The applicant provided a 
subsequent survey to provide for the residence to receive a parcel split and to remain within 
Carroll County. The property wraps around properties on its west and south sides, and is 
adjacent to unincorporated Carroll County to the west across Van Wert Road, to the north 
along Van Wert Road, and to the east across Highway 61. 

 
The subject properties are adjacent to low-density residential uses on all sides; a house of 
worship bordering the property to the south; and a residential subdivision to the east across 
Highway 61. 
 
Three ponds are located near, the geographical boundaries of the parcel. Bay Springs creek 
bisects the property, according to site plan provided . No easements have been identified on the 
concept plan drawing. 
 
Surrounding Properties: 

Current Zoning                                                Land Use

North Unincorporated Ca Mobile Home Subdivision 

East     Rural Development (RD) & Medium 
Commercial (C2)- Villa Rica
Commercial (C) & Agricultural (A) -
Unincorporated Carroll County

Residential and Undeveloped 

South Single-Family Agricultural (AG) -City 
Commercial (C) -County 

Suburban Village – City  Commercial -
County 

West    Agricultural (A) - County Undeveloped– County 



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

B. Site History  
 

The City Council approved the Avemore project at 55 and 63 Goldworth Road in 2018 with 
a total of 200 single-family units, 300 multi-family units and live/work units, along with a 
host of other uses, including senior housing, which includes independent living, memory 
care and a minimum age restriction of fifty-five (55) years. 

In 2020, the city increased the total number of single-family lots to no more than 250 units, 
and the multi-family units to a maximum of 325 units. In 2021, the City Council approved 
an additional 290 units of senior housing with a minimum age of fifty-five (55) years. The 
applicant has returned to extend their zoning approvals annually as specified in the original 
and subsequent conditions placed on the conditionally approved project. 

In September 2024, the applicant filed an extension to the previously approved PUD, and 
sought to extend and alter the PUD to include Light Industrial (I1) (ALT-01-24). The 
application was denied by Planning and Zoning Commission and the applicant was 
instructed to file a new application that would effectively remove the previously approved 
housing units and mixed-use components. The new PUD would change the use to Medium 
Industrial (I2). The application was withdrawn and a new application was filed.

Following this process, the applicant filed two requests for annexation (ANX-01 & 02-24) 
and a rezoning application from Carroll County Agricultural to PUD as expanded to include 
light industrial and permitted uses being considered simultaneously in a text amendment as 
a Technology Park Overlay.



The proposed use within the Technology Park Overlay could include a corporate campus 
with administrative operations, technology park with electrical substations, research and 
development or other computer operations, data processing to name a few.

 
C.  Proposed Development 

 
The applicant is requesting annexation and rezoning approval from Agricultural and 
Conservation to an expanded PUD to include Industrial for a total of 432.46 acres, located 
Hwy 61 and South Van Wert. The proposed development could accommodate a technology 
park or corporate campus with ancillary facilities.

 
See Table 2 below for yard and bulk requirements in the I2 (Industrial, Medium-Density) 
Zone: 

 
TABLE 2 - BULK REQUIREMENTS – INDUSTRIAL, MEDIUM DENSITY ZONE DISTRICT 

 Required Proposed Conforming (C) or 
Nonconforming (NC) 

Minimum Lot Area (ac) 5 432.46   C 
Minimum Lot Width (ft) 100 Unknown   C 
Minimum Lot Frontage (ft) 50 Unknown C 
Minimum Rear Yard Setback (ft) 40 Unknown Unknown 
Minimum Side Yard Setback (ft) 40 Unknown  Unknown 
Maximum Building Coverage (%) 40 Unknown Unknown 
Maximum Building Height (ft) 45 Unknown Unknown 
Maximum Impervious Coverage (%) 80 Unknown C 

 
It is unclear how the project will draw utility access for water and sewer, if connections can 
easily be made, or if capacity or distribution is available. The applicant has been working 
closely with the city and county for guidance and alternatives with the expressed goal of not 
over burdening the city and county’s existing infrastructure and capacity. 
 
Design Standards 
The city has design standards for all industrial developments in Section 9.04 of the Zoning 
Ordinance, to which the applicant must comply at the time of architectural review.  

 
Amenities/Open Space 
The site plan indicates several common areas as open space, however total acreage has not 
been provided. The ordinance requires a total of 8.06 acres (12% of the site area) for open 
space. The ordinance specifies what is considered non-qualifying open space and qualifying 
open space as specified below: 
 



 
Offsite Improvements 
No off-site improvements are proposed along Highway 61, including acceleration and 
deceleration lanes. 
 

 Density 
 N/A 

 
Flood Plain 
Bay Springs creek bisects the subject properties. The property is not in a flood zone. Based 
on the Conceptual Site Plan submitted, it’s unclear if the applicant will be proposing to infill 
the identified creek.  It is unclear if all buildings will meet the buffer requirements from this 
pond. Any other creeks proposed for infill may require variances and extensive review and 
approval by EPD and the City Engineer. Figure 2, below, indicates the flood zone map for 
the property: 
 



Figure 2: National Flood Hazard Layer FIRM Map 13045C0154D 
  

 
Buffering/Screening/Tree Conservation: 

 A landscaping plan will be required to be submitted by the applicant at the time of Final Plat 
submittal. Section 7.05(6) of the zoning ordinance requires that a twenty (20) foot wide 
landscape area adjacent to the road or right-of-way be provided, and must be designated as 
“common area” or placed in a landscape easement. In addition, several shrubs and trees must 
be planted within this area.  A minimum of one (1) tree shall be provided for every thirty 
(30) linear feet of landscaped area. The trees may be a combination of deciduous and 
evergreen.  In addition, a minimum of one (1) shrub shall be provided at a minimum of every 
three (3) feet in order to form a continuous screen a minimum of thirty-six (36) inches high 
within two (2) years of planting. 

  



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 parcel as “Suburban Village” as the future land 
use character area.  The intent of the Suburban Village with a Character Area of Suburban 
Neighborhood 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 regarding density that “varies depending on 
location and land use”. 
  
The Future Land Use Map designations in the surrounding area are Commercial, 
Public/Institutional, and Medium Density Residential.

As with the Northwest and Central Eastern portion of the City, this South West 
annexation and rezoning from Agricultural and Conservation to an expanded PUD to 
include industrial is consistent with this type of zoning with minimal residential 
impact on various outskirts of the City. 

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

The lots are vacant with no uses and a small structure. The character is typical of a 
vacant, undeveloped lot surrounded by agricultural properties, whereas the character 
of the AG zone is single-family homes on large lots (at least ½ acre). 

 



iii. The most desirable use for which the land in each district is adapted; 
The proposed development is the most desirable use based on the Comprehensive Plan 
and overall character of the area. The current use of the property as vacant property is 
not the highest and best use for the property given the acreage and the 
recommendations stated in the Comprehensive Plan, however development as 
industrial along the highway is most desirable from a planning and infrastructure 
perspective in addition to the proposed use, this use being least impactful on schools 
and traffic. 

iv. The conservation of property values throughout the jurisdiction; and 
The impact on property values for surrounding uses is expected to be nominal. 

 
v. Responsible development and growth 

The southwestern portion of the city is expected to grow with residential and commercial 
uses in the near and long term future. The applicant has not indicated any roadway 
improvements on the concept plans, therefore it is difficult to gauge the adequacy of the 
road network should improvements be made. 

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

development of adjacent and nearby property;  
 
Highway 61 has had considerable residential development both within and outside of the 
city limits. The size of the lot and frontage along Highway 61 adjacent lend the impetus for 
more commercial and potentially residential in the area. 

 
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 usability of any adjacent 
structures or lots. 

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

 
The property currently does not have reasonable economic use as currently zoned and is not 
the highest and best use of land given the acreage and Comprehensive Plan designations for 
appropriate zoning, in addition the proposed rezoning would be less impactful. Because of 
the size and location of the parcel, along with development pressures along the Highway 61 
corridor, the rezoning to PUD-Industrial would give the parcel an economic advantage for 
providing further development, but increase utility demand in an area of the city with 
distribution challenges. 

 



iv. Whether the zoning proposal will result in a use which will or could cause an excessive 
or burdensome use of existing streets, transportation facilities, utilities, or schools;  
 
Excessive usage of city infrastructure could be possible as the city may not have 
adequate sewer collection capacity along Highway 61. The ability to provide sewer capacity 
along and surrounding Highway 61 is becoming increasingly more difficult for the city 
which may complicate the ability for developments to materialize. In addition, Significant 
sewer conveyance limitations had previously been identified along Highway 61S 
watershed. Investigations had determined that any future development along Highway 61S 
would require the construction of a regional lift station and conveyance system along South 
VanWert Road to and beyond Interstate 20. This regional lift station would resolve existing 
conveyance issues and provide conveyance for future projects within the watershed. 
Preliminary concept plans for the location of the lift station and conveyance have been 
developed. The original concept plan does not indicate if traffic improvements along 
Highway 61 are proposed. Potential traffic impacts along Highway 61 and South Van Wert 
Road must be studied and reviewed by the City Engineer as a part of final plat approval. 

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

in conformity with the policy and intent of the land use plan; and  
 
The rezoning is not inherently supported by the Comprehensive Plan. The Comprehensive 
plan prescribes Suburban Village as the land use character area, which recommends 
commercial and residential zoning. While not completely in conformance with the intent of 
the character area, the use will provide relief from the demand that hundreds of housing 
units would require, therefore, it is preferential to support the requested zone change from 
PUD to PUD-Industrial. This rezoning to include industrial near both agricultural and 
residential is consistent with outer areas of the City to include the Industrial Parks in the 
Northwest and Central Eastern areas of the City.

 
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. 
 
The availability of sewer and water capacity for the PUD would tremendously affect the 
developability of the parcel for the intended use. Poor capacity may hamper the ability to 
construct the proposed concept. 
 

E. Comments 
 

1. A Landscape Plan, Open Space Plan and other details, as required, should be submitted to 
the City Engineer for review prior to Final Plat approval. 

2. The applicant should provide testimony to off-site improvements proposed. 



3. The applicant will assist with wastewater improvements in the areas of conveyance and 
capacity in the form of a Development Agreement

4. The applicant will not request any additional residential units with the annexation and 
expanded PUD to include light industrial.

 Recommendation: 

 
Staff recommendation:  APPROVAL

            Reasons:  
1. Based on the City’s Comprehensive Plan, the applicant’s request to rezone the parcel from 

PUD to PUD-Industrial is supported.
2. PUD-Industrial will provide the highest and best use of the land, without overburdening city 

schools, roads and infrastructure.
3. The rezoning allows a vacant, underutilized parcel to be developed into an asset for the city 

and could spur, support additional development in the corridor.
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 on December 5, 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 concern or 
support for the proposed actions. 

 

 
       ______________________________ 

Nina Shabazz
        Community Development Director
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