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

 April 15, 2025 | 6:00 PM 

Meeting Call to Order (Chairwoman) 
  
Adoption of the Agenda (Chairwoman) 
  
A. Old Business  
  
  1. Approval of minutes from 02/18/2025 
  
  2. TA-04-25 – Text Amendment to modify the Smoke Shops, Tobacco stores, and Medical Marijuana Dispensaries and 

definition of Vape Shop and Public Hearing (Shaun Daniels, Planning and Zoning Administrator) 
  
B. New Business  
  
  1. (RA-01-25), (ANX-01-25), (ANX-02-25) - Rezoning and annexation for Hwy 61 and South Van Wert-Avemore 

PUD and Public Hearing (Shaun Daniels, Planning and Zoning Administrator) 
  
Adjournment (Chairwoman) 
  

 



City of Villa Rica

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

Tuesday, February 18 , 2025 | 6:00pm

Meeting Called to Order Chairwoman Ashley Head called the meeting to order at 6:00pm. 

Present: Chairwoman Ashley Head, Vice Chairman Andrew Newton, Commissioner Luz Morales, 
Commissioner Julie Cepin and Commissioner Kelly Vines

Adoption of the Agenda 

     RESULT: ADOPTED  5/0
     MOVER: Commissioner Luz Morales
     SECONDER: Commissioner Kelly Vines

            AYES: Chairwoman Ashley Head, Vice Chairman Andrew Newton, 
Commissioner Luz Morales, Commissioner Julie Cepin and 
Commissioner Kelly Vines

A. Old Business 

1. Approval of minutes from 12/17/2024

     RESULT: ADOPTED  5/0
     MOVER: Commissioner Kelly Vines
     SECONDER: Commissioner Luz Morales

            AYES: Chairwoman Ashley Head, Vice Chairman Andrew Newton, 
Commissioner Luz Morales, Commissioner Julie Cepin and 
Commissioner Kelly Vines

B. New Business

1. TA-05-25 Sign ordinance text amendments; sections 9.03(f), 9.04, 9.29(f), 9.39(3), 9.40(7)(b)
 
Public Hearing: No one came forward

Commissioner Kelly Vines moved to approve the proposed text amendments with language 
changes to sec. 9.29(f) and 9.407(b).

     RESULT: APPROVED  5/0
     MOVER: Commissioner Kelly Vines
     SECONDER: Commissioner Julie Cepin

            AYES: Chairwoman Ashley Head, Vice Chairman Andrew Newton, 
Commissioner Luz Morales, Commissioner Julie Cepin and 
Commissioner Kelly Vines



2. TA-04-25– Text Amendment to modify the Smoke Shops, Tobacco stores and Medical Marijuana 
Dispensaries & add a new proposed section 8.23 Vape Shops and definition of Vape Shop to 
VIII. Definitions

Commissioner Luz Morales moved to table the item.

RESULT: APPROVED  5/0
     MOVER: Commissioner Luz Morales
     SECONDER:  Commissioner Kelly Vines

            AYES: Chairwoman Ashley Head, Commissioner Luz Morales, 
Commissioner Julie Cepin and Commissioner Kelly Vines

            NAYS: Vice Chairman Andrew Newton
           
Adjournment- Commissioner Luz Morales moved to adjourn at 6:56 pm.

RESULT: APPROVED  5/0
            MOVER: Commissioner Luz Morales

SECONDER: Vice Chairman Andrew Newton
AYES:             Chairwoman Ashley Head, Vice Chairman Andrew Newton, 

Commissioner Luz Morales, Commissioner Julie Cepin and 
Commissioner Kelly Vines

   _________________________________ ______________________________ 
     Planning & Zoning Chair              Community Development Director                                 



CITY OF VILLA RICA 

Planning and Zoning Meeting 

Agenda Item Cover Sheet 

 
 

SUBJECT: TA-04-25– Text Amendment to modify the Smoke Shops, Tobacco stores, and 

Medical Marijuana Dispensaries and definition of Vape Shop. 

 

MEETING DATE:    April 15, 2025   

 

DATE PREPARED:   April 7, 2025 

 

PREPARED BY: Shaun Daniels, Planning and Zoning Administrator  
 

PUBLIC HEARING: Yes  

  

  

PURPOSE:   

The proposed text amendments aim to regulate smoke shops, vape shops, tobacco stores, and 

medical marijuana dispensaries by limiting their operation to the C-2 zoning district with a Special 

Exception. The proposed text amendments will establish separation requirements from sensitive 

uses, prohibit rezoning within the Central Business District (CBD), and provide clear definitions 

for vaping products and businesses. Existing businesses will be classified as legal nonconforming 

uses and must comply with updated standards for future changes. 

 

BACKGROUND:   

In response to growing concerns over the regulation of smoke shops, vape shops, tobacco stores, 

and medical marijuana dispensaries, Community Development conducted an evaluation of current 

zoning regulations. The proposed text amendments address smoke shop-type businesses that are 

permitted only by Special Exception in the C-2 zoning district. Properties within the Central 

Business District (CBD) cannot be rezoned to allow for these uses. Businesses must be located at 

least 1,500 feet from sensitive uses such as schools, childcare facilities, parks, places of worship, 

and recreational areas where children regularly gather. A minimum separation of 1,500 feet is 

required between smoke shops, vape shops, and tobacco stores. The proposed amendments also 

provide clear and updated definitions for vape products, vape juice, vaping devices, and vape 

shops to ensure consistent interpretation and enforcement. 

 

Existing businesses that meet the definition of smoke shops, vape shops, or tobacco stores as of the 

ordinance’s effective date will be classified as legal nonconforming uses and may continue 

operating under Chapter III: Nonconformities. Any change or expansion, however, would require 

compliance with the proposed standards and approval of a Special Exception. 

 

 

 

 

 

 

 



STAFF RECOMMENDATION: Approval  

 

IMPACT: N/A 

 

MOTION: I motion to approve the proposed modifications to Section 8.22 of the Zoning 

Ordinance, which addresses regulations for smoke shops, tobacco stores, and medical marijuana 

dispensaries, along with the addition of definitions for Vape, Vaping Products, and Vape Shops. 
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Sec. 8.22. Smoke shops, tobacco stores, and medical marijuana dispensaries. 

1) Notwithstanding any other provision of this title to the contrary, smoke shops, tobacco stores, medical 
marijuana dispensaries, and vape shops shall be permitted by Special Exception only in the Commercial, 
Medium-Density (C-2) zoning district. No properties within the CBD shall be rezoned to allow smoke shops, 
tobacco stores or vape shops. 

2) Additional zoning and land use standards for smoke shops, tobacco stores, and medical marijuana 
dispensaries shall be as follows:  

a) Smoke shops, tobacco stores, medical marijuana dispensaries, and vape shops shall not be located 
within three-hundred (300) feet one-thousand-five hundred (1500) feet, measured property line to 
property line, from a school (public or private), family day care home, child care facility, youth center, 
community center, recreational facility, park, church or religious institution, urgent care hospital, or 
other similar uses where children regularly gather.  

b) Smoke shops, tobacco stores, vape shops and medical marijuana dispensaries shall not be located 
within five-hundred (500) feet fifteen-hundred (1500) feet, measured property line to property line, 
from another smoke/vape shop and tobacco store.  

c) It is unlawful for a smoke shops, tobacco stores, and medical marijuana dispensaries to knowingly 
allow or permit a minor, not accompanied by his or her parent or legal guardian, to enter or remain 
within any smoke shops, tobacco stores, and medical marijuana dispensaries.  

d) Smoke shops, tobacco stores, and medical marijuana dispensaries shall post clear signage stating that 
minors may not enter the premises unless accompanied by a parent or legal guardian. At least one 
such sign shall be placed in a conspicuous location near each public entrance to the smoke shop and 
tobacco store. It shall be unlawful for a smoke shop and tobacco store to fail to display and maintain, 
or fail to cause to be displayed or maintained, such signage.  

3) Standard conditions of approval for any Special Exception shall, at minimum, include the following:  

a) No smoking shall be permitted on the premises at any time.  

b) No sales may be solicited or conducted on the premises by minors.  

c) No self-service, product, or paraphernalia displays shall be permitted.  

d) No distribution of free or low-cost products or paraphernalia, as well as coupons for said items, shall be 
permitted.  

4) Smoke shops, tobacco stores, and medical marijuana dispensaries that are legally existing on the effective 
date of the ordinance codified in this Chapter may continue to operate as legal nonconforming uses in 
accordance with Chapter III: Nonconformities, and shall not be required to obtain a Special Exception. 
However, any change or expansion of the legal nonconforming use may require compliance with this Chapter 
and a Special Exception.  

5)  Vape shop means any business whose principal product line for retail sale is alternative nicotine products, 
vape juice, or vape products. For the purposes of this chapter, "principal" shall mean that alternative nicotine 
products, vape juice or vape products constitute at least 25 percent of the business's aggregate retail sales. 
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CHAPTER XIII. - DEFINITIONS 

Sec. 13.01. - Definitions. 

UTILITY SUBSTATION: A building or structure used for the distribution or transmission of utilities such as 
water, gas, electricity, or sewer. 

- V - 

VAPE OR VAPE JUICE: Refers to any liquid that contains compounds containing pharmaceutical grade 
vegetable glycerin, propylene glycol, nicotine, food grade flavoring, or water, and can be used for vaping 
by means of an alternative nicotine product. 

VAPING PRODUCTS: Refers to any products or devices that employ an electronic heating element, power 
source, electronic circuit, battery, or other electronic, chemical, or mechanical means to produce a vapor 
that delivers nicotine, synthetics, or illegal substances to the person inhaling from the device, including 
electronic cigarettes, electronic cigars, electronic hookahs, electronic bongs and electronic pipes, 
whether manufactured, distributed, marketed, or sold as an electronic cigarette, electronic cigar or 
electronic pipe. This definition shall not apply to medical treatments prescribed or administered by 
medical professionals to reduce inflammation in the bronchial airways. This definition shall include vape 
juice. 

VAPE SHOP: Any business whose principal product line for retail sale is alternative nicotine products, 
vape juice or vape products. For the purposes of this chapter, "principal" shall mean that alternative 
nicotine products, vape juice or vape products constitute at least 25 percent of the business's aggregate 
retail sales. 
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Table 4.3: Permitted and 
Conditional Land Uses1  
● = Permitted Use  

Ⓢ = Special Exception 
Required  

ZONING DISTRICTS  

RESIDENTIAL  COMMERCIAL  INDUSTRIAL  

AG R1 R2 SFA MF1 MF2 CBD CMU C1 C2 OMI I1 I2 

Agricultural 

Low Intensity Uses 

agricultural use, low 
intensity  

●  -  -  -  -  -  -  -  -  -  -  -  -  

Medium Intensity Uses 

agricultural chemical sales,  
distribution, & storage  

-  -  -  -  -  -  -  -  -  -  -  -  ●  

agricultural entertainment  ●  -  -  -  -  -  -  -  -  -  -  -  -  

agricultural processing, 
minor  

●  -  -  -  -  -  -  -  -  -  -  -  -  

animal boarding/stables  
(excluding kennels)2  

Ⓢ  -  -  -  -  -  -  -  -  -  -  -  -  

farm equipment sales and 
service  

-  -  -  -  -  -  -  -  -  Ⓢ  -  -  -  

farmer's market  -  -  -  -  -  -  Ⓢ  Ⓢ  -  -  -  -  -  

greenhouse (on-site plant 
sales)  

●  -  -  -  -  -  -  -  -  -  -  -  -  

winery  ●  -  -  -  -  -  -  -  -  -  -  -  -  

Residential 

bed and breakfast 
establishments  

Ⓢ  -  -  -  -  -  -  Ⓢ  -  -  -  -  -  

boarding house  Ⓢ  -  -  -  -  -  -  -  -  -  -  -  -  

day care home: small  
(1-6 enrollees)  

Ⓢ  Ⓢ  Ⓢ  Ⓢ  Ⓢ  Ⓢ  -  -  -  -  -  -  -  

day care home: large  
(7 or more enrollees)  

-  -  -  -  -  Ⓢ  -  Ⓢ  Ⓢ  -  -  -  -  

dwelling, accessory 
apartment  

●  ●  ●  -  -  -  -  -  -  -  -  -  -  

dwelling, multi-family3  -  -  -  ●  ●  ●  -  Ⓢ  -  -  -  -  -  

dwelling, part of mixed-use  
structure  

-  -  -  -  -  -  ●  ●  -  -  -  -  -  

dwelling, single-family  ●  ●  ●  -  -  -  -  -  -  -  -  -  -  

dwelling, two-family  -  -  -  ●  ●  -  -  -  -  -  -  -  -  

personal care home, family  
(4-6 residents)  

●  Ⓢ  Ⓢ  -  -  -  -  Ⓢ  -  -  -  -  -  

personal care home, group  
(7-16 residents)  

Ⓢ  Ⓢ  -  -  -  -  -  Ⓢ  -  -  ●  -  -  

personal care home, 
congregate (17+ residents)  

Ⓢ  -  -  -  -  -  -  -  -  -  ●  -  -  

home business  ●  ●  -  -  -  -  -  -  -  -  -  -  -  

home occupation  ●  ●  ●  ●  ●  ●  -  Ⓢ  -  -  -  -  -  
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kennel, private  Ⓢ  -  -  -  -  -  -  -  -  -  -  -  -  

independent living facility  
for seniors  

-  -  -  -  -  ●  -  -  -  -  ●  -  -  

nursing home, assisted 
living,  
or retirement facility  

-  Ⓢ  Ⓢ  Ⓢ  Ⓢ  Ⓢ  -  -  -  -  ●  -  -  

Communications/Utilities 

essential services, minor  ●  Ⓢ  Ⓢ  Ⓢ  Ⓢ  Ⓢ  Ⓢ  ●  ●  ●  ●  ●  ●  

essential services, major  Ⓢ  Ⓢ  Ⓢ  Ⓢ  Ⓢ  Ⓢ  Ⓢ  Ⓢ  ●  ●  ●  ●  ●  

solar farms and wind 
energy conversion systems, 
noncommercial  

Ⓢ  -  -  -  -  -  -  -  -  -  -  -  Ⓢ  

wireless communication 
facilities  

Ⓢ  -  -  -  -  -  -  -  -  -  -  -  Ⓢ  

Institutional 

Education 

educational inst, excluding 
p-12, public  

Ⓢ  Ⓢ  Ⓢ  -  -  -  -  -  -  ●  -  -  -  

educational inst, p-12 only,  
public  

Ⓢ  Ⓢ  Ⓢ  -  -  -  -  -  -  ●  -  -  -  

educational inst, excluding 
p-12, private  

Ⓢ  Ⓢ  Ⓢ  -  -  -  -  -  -  ●  -  -  -  

educational inst, p-12 only,  
private  

Ⓢ  Ⓢ  Ⓢ  -  -  -  -  -  -  ●  -  -  -  

Transportation 

bus/train terminal  -  -  -  -  -  -  Ⓢ  Ⓢ  -  ●  ●  -  -  

parking lot or structure  
(as a primary use)  

-  -  -  -  -  -  -  -  -  Ⓢ  Ⓢ  -  Ⓢ  

Other 

animal shelter  -  -  -  -  -  -  -  -  -  -  -  ●  -  

cemeteries  Ⓢ  Ⓢ  Ⓢ  -  -  -  -  -  -  -  -  -  -  

clinic  -  -  -  -  -  -  -  ●  ●  ●  ●  -  -  

community center  Ⓢ  Ⓢ  Ⓢ  -  -  -  -  ●  ●  ●  ●  -  -  

funeral home/mortuary/  
crematory  

-  -  -  -  -  -  -  Ⓢ  Ⓢ  -  -  -  -  

health care facilities, 
medical  
and emergency  

-  -  -  -  -  -  -  Ⓢ  ●  ●  ●  -  -  

lodge or private club  Ⓢ  Ⓢ  Ⓢ  -  -  -  ●  ●  ●  ●  -  -  -  

places of worship  Ⓢ  Ⓢ  Ⓢ  -  -  -  -  Ⓢ  Ⓢ  -  -  -  -  

publicly-owned buildings  
and facilities  

Ⓢ  Ⓢ  Ⓢ  Ⓢ  Ⓢ  Ⓢ  ●  ●  ●  ●  ●  ●  ●  

Parks & Recreation 

campground/rv park  Ⓢ  -  -  -  -  -  -  -  -  ●  -  -  -  
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driving range (as a primary 
use)  

Ⓢ  -  -  -  -  -  -  -  -  -  -  -  -  

golf course  Ⓢ  Ⓢ  Ⓢ  -  -  -  -  -  ●  -  -  -  -  

nature preserve  ●  ●  ●  ●  ●  ●  ●  ●  ●  ●  ●  ●  ●  

recreation (active)  Ⓢ  Ⓢ  Ⓢ  Ⓢ  Ⓢ  Ⓢ  -  -  -  -  -  -  -  

recreation (passive)  ●  ●  ●  ●  ●  ●  ●  ●  -  -  -  -  -  

Commercial 

Adult Uses 

sexually oriented 
businesses  

-  -  -  -  -  -  -  -  -  -  -  -  Ⓢ  

Motor Vehicle Services 

car wash  -  -  -  -  -  -  -  -  ●  ●  -  -  -  

filling station  -  -  -  -  -  -  -  Ⓢ  ●  ●  -  ●  -  

impound facility  -  -  -  -  -  -  -  -  -  -  -  Ⓢ  ●  

motor vehicle parts sales  
(without on-site repair)  

-  -  -  -  -  -  -  -  ●  ●  -  -  -  

motor vehicle repair and 
service, major  

-  -  -  -  -  -  -  -  Ⓢ  -  -  -  ●  

motor vehicle repair and 
service, minor  

-  -  -  -  -  -  -  -  ●  ●  -  ●  -  

motor vehicle sales, small  -  -  -  -  -  -  -  -  ●  Ⓢ  -  -  -  

motor vehicle sales, large  -  -  -  -  -  -  -  -  -  ●  -  -  -  

storage, rv and boat  -  -  -  -  -  -  -  -  Ⓢ  -  -  ●  -  

truck stop/travel center  -  -  -  -  -  -  -  -  -  Ⓢ  -  -  Ⓢ  

Entertainment/Recreation 

banquet or assembly hall  Ⓢ  -  -  -  -  -  -  -  ●  ●  -  Ⓢ  -  

conference/convention 
center  

-  -  -  -  -  -  -  -  -  ●  ●  -  -  

entertainment, commercial  
outdoor  

Ⓢ  -  -  -  -  -  -  -  -  -  -  -  -  

entertainment complex  Ⓢ  -  -  -  -  -  -  -  Ⓢ  ●  -  -  -  

retreat center  Ⓢ  -  -  -  -  -  -  -  ●  -  ●  -  -  

Services 

commercial services  -  -  -  -  -  -  ●  ●  ●  ●  -  -  -  

day care center 
(child/adult)  

-  -  -  -  -  Ⓢ  -  ●  ●  ●  ●  -  -  

fitness center  -  -  -  -  -  -  ●  ●  ●  ●  ●  -  -  

drug stores and pharmacies  -  -  -  -  -  -  ●  ●  ●  ●  ●  -  -  

hotels/motels  -  -  -  -  -  -  -  -  ●  ●  ●  -  -  

kennel  Ⓢ  -  -  -  -  -  -  -  ●2  ●2  -  ●  -  

lawncare/landscaping 
business  

●  -  -  -  -  -  -  -  ●  -  -  -  -  

storage, contractor  -  -  -  -  -  -  -  -  Ⓢ  -  -  ●  ●  

storage, self-service  -  -  -  -  -  -  -  Ⓢ  ●  ●  -  ●  -  
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Professional/Office 

administrative/professional 
office  

-  -  -  -  -  -  ●  ●  ●  ●  ●  Ⓢ  -  

bank/financial/investment  
institution  

-  -  -  -  -  -  -  ●  ●  ●  ●  -  -  

data processing/call center  -  -  -  -  -  -  -  -  ●  ●  ●  -  -  

employment service  -  -  -  -  -  -  -  -  -  ●  ●  -  -  

medical and dental 
laboratories  

-  -  -  -  -  -  -  -  ●  ●  ●  ●  -  

veterinarian clinics and  
animal hospitals  

Ⓢ  -  -  -  -  -  -  ●2  ●2  ●  -  -  -  

Restaurant/Food Preparation 

bar/tavern  -  -  -  -  -  -  ●  ●  ●  ●  -  -  -  

coffee shop  -  -  -  -  -  -  ●  ●  ●  ●  ●  Ⓢ  -  

microbrewery/brew-pub  -  -  -  -  -  -  ●  ●  ●  ●  -  -  -  

wine and craft beer 
boutique  

-  -  -  -  -  -  ●  ●  ●  ●  -  -  -  

restaurants  -  -  -  -  -  -  ●  ●  ●  ●  ●  Ⓢ  -  

restaurants, fast-food  -  -  -  -  -  -  -  Ⓢ  ●  ●  ●  Ⓢ  -  

Retail 

retail small-scale  
(less than 15,000 sf)  

-  -  -  -  -  -  ●  ●  ●  ●  ●  -  -  

retail large-scale  
(greater than 15,000 sf, less 
than 35,000 sf)  

-  -  -  -  -  -  -  -  -  ●  -  -  -  

smoke shops, tobacco 
store,  
and medical marijuana 
dispensaries 

 
- 

 
- 

 
- 

 
- 

 
- 

 
- 

 
- 

 
- 

 
- 

 

Ⓢ 

 
- 

 
- 

 
- 

Vape Shops - - - - - - - - - Ⓢ - - - 

Light and Heavy Industrial 

agricultural products 
terminal  

-  -  -  -  -  -  -  -  -  -  -  -  ●  

animal & animal products  
processing, packaging  

-  -  -  -  -  -  -  -  -  -  -  -  ●  

auction facility  
(excluding livestock)  

-  -  -  -  -  -  -  -  -  Ⓢ  -  ●  -  

bottle gas storage & 
distribution  

-  -  -  -  -  -  -  -  Ⓢ  -  -  ●  -  

composting facility  Ⓢ  -  -  -  -  -  -  -  -  -  -  -  Ⓢ  

concrete/asphalt 
production  
facility  

-  -  -  -  -  -  -  -  -  -  -  -  ●  

explosive manufacturing  
and storage  

-  -  -  -  -  -  -  -  -  -  -  -  Ⓢ  
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food & beverage 
production  

-  -  -  -  -  -  -  -  -  -  -  ●  ●  

junk/scrap metal yard  -  -  -  -  -  -  -  -  -  -  -  -  Ⓢ  

lumber yard  -  -  -  -  -  -  -  -  -  -  -  Ⓢ  ●  

manufacturing (heavy)  -  -  -  -  -  -  -  -  -  -  -  -  ●  

manufacturing (light)  -  -  -  -  -  -  -  -  -  -  ●  ●  ●  

mineral extraction 
operations4  

Ⓢ  -  -  -  -  -  -  -  -  -  -  -  Ⓢ  

petroleum and chemical  
processing and storage  

-  -  -  -  -  -  -  -  -  -  -  -  ●  

power generation facility  
(commercial)  

-  -  -  -  -  -  -  -  -  -  -  -  ●  

printer/publishing facility  -  -  -  -  -  -  -  -  -  ●  ●  ●  ●  

recycling center  -  -  -  -  -  -  -  -  -  -  -  Ⓢ  ●  

research and testing 
laboratories  

-  -  -  -  -  -  -  -  -  -  ●  ●  -  

salvage yard  -  -  -  -  -  -  -  -  -  -  -  -  Ⓢ  

sanitary landfill  -  -  -  -  -  -  -  -  -  -  -  -  Ⓢ  

solid waste transfer station  -  -  -  -  -  -  -  -  -  -  -  -  Ⓢ  

tool and die shop  -  -  -  -  -  -  -  -  Ⓢ  Ⓢ  ●  -   

truck freight terminal  -  -  -  -  -  -  -  -  -  -  Ⓢ  -  ●  

warehouse & distribution 
facility  

-  -  -  -  -  -  -  -  -  -  ●  ●  ●  

waste incinerator  -  -  -  -  -  -  -  -  -  -  -  -  Ⓢ  

 



CITY OF VILLA RICA 

Planning and Zoning Commission  

Agenda Item Cover Sheet 

 
 

SUBJECT:  Rezoning and annexation for Hwy 61 and South Van Wert-

Avemore PUD (RA-01-25) (ANX-01 &2-25) 
 

 AGENDA DATE:   4/15/2025 

 

DATE PREPARED:  3/25/2025 

 

 PREPARED BY:   Community Development Department 
 

 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 for permitted uses as identified in the Technology Park Overlay District. 

 

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. 

In January 2025, city staff introduced a proposal for a new Technology Park Overlay District 

(TPOD) Zoning District, outlined in Section 4.18. This zoning district specifies permitted uses and 

development standards for projects akin to the one proposed by the applicant, Avemore GA, LLC. 

 



 

Following this process, the applicant filed two requests for annexation (ANX-01 & 02-25) and a 

rezoning application from Carroll County Agricultural and Conservation Use to PUD as expanded 

with additional permitted uses being considered simultaneously as a text amendment for a 

Technology Park Overlay District (TPOD). 

 
STAFF RECOMMENDATION: APPROVAL 

 

REASONS: 

1. Based on the City’s Comprehensive Plan Development Patterns (DP) and Social and 

Economic Development (SED), the applicant’s request to rezone the parcel from PUD 

to PUD-Industrial (TPOD) is supported. 

 

2. (TPOD) will provide the highest and best use of the land, without overburdening city 

schools, roads, and infrastructure. 

 

3. The rezoning facilitates the transformation of a vacant, underutilized parcel into a 

valuable asset for the city while promoting opportunities for additional development 

along the Highway 61 corridor. 

 

4. No objections were received from Carroll County. 

 

IMPACT: N/A 

 

POTENTIAL ACTION: Approval with the following conditions: 

 

1. Water Utilization, Sewer Capacity, and Conveyance are to be agreed upon with the City in 

the form of a Development Agreement. 

 

2. The development agreement and site plan must undergo review by the Planning & Zoning 

Commission and be approved by the City Council 

 

3. Residential components of the PUD must be removed, and all affected properties must 

adhere to TPOD development standards and permitted uses. 

 

4. A minimum 100-foot buffer yard shall separate subject properties from all residential 

zoning districts. 

 

MOTION:  

- I motion to approve the rezoning request for Parcel ID 168 0090 (Hickory Level Road) and 

Parcel ID 169 0120 (2664 South Van Wert Road) from Agriculture and Conservation to 

PUD, with the expansion of the PUD to include the provisions of principally permitted uses 

included within the Section 4.18 Technology Park Overlay District and with the 

recommended conditions.  

- I motion to approve the annexation requests for Parcel ID 168 0090 (Hickory Level Road) 

and Parcel ID 169 0120 (2664 South Van Wert Road) and recommended parcel split of 

Parcel ID 169 0120 (2664 South Van Wert Road) which will allow the residence identified 

in the amended survey to remain within Carroll County. 
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Figure 1: Carroll County GIS image of the site, with the property boundaries approximated.  
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Dear Ms. Cox:  

  

AVEMORE GA LLC  (the Applicant) seeks an annexation and rezoning from Carroll County 

Conservation/Agricultural Zoning and Villa Rica (PUD) zone to the Technology Park 

Overlay District (TPOD). The Applicant has not requested any variances.  

  

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

reviewed:  

  

1. Application Checklist and dated March 21, 2025 (1 page);  

  

2. Zoning Map Amendment (Rezoning) Application, dated March 21, 2025 (2 pages);  

 

3. Petition Requesting Annexation Application (Parcel # 169 0120), dated March 21, 

2025 (2 pages); 

 

4. Petition Requesting Annexation Application (Parcel # 169 0090), dated March 20, 

2025 (2 pages); 

 

5. Project Statement Letter, undated, (1 page); 

 

6. Letter of Intent, dated March 21, 2025, by Joseph Fowler, P.C. (2 pages); 

 

7. Notice of Constitutional Challenge, dated March 21, 2025 (2 pages); 

 

8. Survey Packet by ALTA – NPSP Land Title Survey, dated December 16, 2024 (8 

pages); 

 

9. Property Owner Document, Undated (1 page); 

 

10. Properties Deed Packet (35 pages); 

 

A. Existing Conditions  

According to the applicant’s land survey, the combined acreage of the subject properties totals 

approximately 428.288 acres. The parcel identified as (V07 014004), owned by Avemore, LLC, is 

currently zoned as Planned Unit Development (PUD) and is situated west of Highway 61. 
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Parcel Breakdown: 

• Tract 1: 1.012 acres (Parcel # V07 014004) 

• Tract 2: 186.791 acres (Parcel # V07 014004) 

• Tract 3: 16.296 acres (Parcel # V07 0140151) 

As outlined in the applicant’s Petition Requesting Annexation, the 182.46-acre portion of the 

property located on South Van Wert Road (Parcel #169 0120) is currently zoned A-5 

(Agricultural) under Carroll County jurisdiction. The property consists primarily of undeveloped 

land, a pond, and a residence situated on the larger of the two portions. To accommodate 

annexation while retaining the existing residential structure, the applicant has submitted a 

supplemental survey proposing a parcel split, which would allow the residence to remain within 

Carroll County jurisdiction. 

Geographically, the property adjoins Charston Place subdivision to the southeast. To the south 

and west, it borders large parcels of undeveloped land and single-family homes. The property is 

adjacent to unincorporated Carroll County on three sides: to the west across Van Wert Road, to 

the north along Van Wert Road, and to the east across Highway 61. 

Additionally, the applicant’s Petition Requesting Annexation includes a 32.06-acre parcel located 

at the intersection of Hickory Level Road and South Van Wert Road (Parcel #168 0090). This 

parcel is currently zoned V-5 (Conservation Use) under Carroll County and primarily consists of 

undeveloped land. 

The subject properties are surrounded by low-density residential uses on the north, east, and west 

sides. The property is also adjacent to an electric substation to the south and a residential 

subdivision to the east, across Highway 61. 

 Surrounding Properties:   

 

Parcel # 1680090  

 Current Zoning                                                Land Use 

North  
 Residential / Unincorporated (Carroll 

County) 

Suburban and Undeveloped Properties 

East      Residential (Carroll County) Suburban Properties   

South  
Carroll EMC Substation Unincorporated 

(Carroll County) 

County 

West     Agricultural (A) - County  Undeveloped– County  
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Parcel # 1690120  

 Current Zoning                                                Land Use 

North  
Carroll EMC Substation Unincorporated 

(Carroll County) 

County 

East      Agricultural (A) – County 

Planned Unit Development (PUD) 

Undeveloped– County 

Suburban Village  

South  
Residential / Unincorporated (Carroll County) Undeveloped– County 

West     Agricultural (A) - County  Undeveloped– County  

 

 

B. Site History   

  

In 2018, the City Council approved the Avemore project at 55 and 63 Goldworth Road. The 

original approval included a total of 200 single-family units, 300 multi-family units, live/work 

units, and additional uses, such as senior housing, which encompassed independent living, 

memory care, and a minimum age restriction of fifty-five (55) years. 

In 2020, the City Council authorized an amendment to increase the total number of single-family 

lots to no more than 250 units and to expand the multi-family units to a maximum of 325 units. 

Subsequently, in 2021, the Council approved an additional 290 units of senior housing, 

maintaining the age restriction of fifty-five (55) years. The applicant has consistently sought 

annual extensions of their zoning approvals in accordance with the original and modified 

conditions tied to the project’s conditional approval. 

In September 2024, the applicant submitted a request to extend the previously approved Planned 

Unit Development (PUD) and proposed an amendment to incorporate Light Industrial (I1) zoning 

(ALT-01-24). This application was denied by the Planning and Zoning Commission, with the 

recommendation that the applicant file a new application. The revised application would 

effectively remove the previously approved housing units and mixed-use components and 

reconfigure the PUD to reflect Medium Industrial (I2) zoning. Following this guidance, the initial 

application was withdrawn, and a new application was subsequently filed. 

In January 2025, city staff introduced a proposal for a new Technology Park Overlay District 

(TPOD) Zoning District, outlined in Section 4.18. This zoning district specifies permitted uses 

and development standards for projects akin to the one proposed by the applicant, Avemore GA, 

LLC. 

Proposed uses within the Technology Park Overlay District include, but are not limited to: 

• Corporate campuses with administrative operations 

• Technology parks with electrical substations 

• Research and development facilities 
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• Data processing and other computer-based operations 

In January 2025, the City Council approved the addition of the TPOD section to the city’s 

ordinance by a 4-1 vote. 

C.  Proposed Development  

 

The applicant seeks annexation and rezoning approval to transition the property from 

Agricultural and Conservation zoning to an expanded Planned Unit Development (PUD), 

incorporating the Technology Park Overlay District (TPOD). The subject property spans a 

total of 428.288 acres and is located along Highway 61 and South Van Wert Road. The 

proposed development is envisioned to support uses such as a technology park or corporate 

campus with ancillary facilities. 

 

See Table 2 below for yard and bulk requirements in the (TPOD) Technology Park Overlay 

District: 

  

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

  Required  Proposed  Conforming (C) or 

Nonconforming (NC)  

Minimum Lot Area (ac)  5 428.288   C  

Minimum Lot Width (ft)  150  Unknown    C  

Minimum Lot Frontage (ft)  50 Unknown                  C  

Minimum Rear Yard Setback (ft)  50 Unknown  Unknown  

Minimum Side Yard Setback (ft)  50 Unknown   Unknown  

Maximum Building Coverage (%)  60 Unknown  Unknown  

Maximum Building Height (ft)  60 Unknown  Unknown  

Maximum Impervious Coverage (%)  80  Unknown  C  

  

The project’s plans for accessing water and sewer utilities remain uncertain, including whether 

connections can be feasibly established and whether sufficient capacity and distribution 

infrastructure are available. The applicant has been actively collaborating with city and county 

officials to explore viable solutions, aiming to minimize any potential impact on the existing 

infrastructure and its capacity. 

 

Design Standards  

The city has established design standards applicable to developments within the Technology Park 

Overlay District (TPOD). These include the recently amended standards outlined in Section 4.18, 

as well as the non-residential design standards specified in Section 9.04 of the Zoning Ordinance. 

The applicant will be required to comply with these standards during the architectural review 

process. 
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Amenities/Open Space  

The developer must provide a calculation of the current open space relative to the total 

acreage of the property, as required by the Technology Park Overlay District (TPOD) 

standards outlined in Section 4.18 and the Open Space requirements specified in the 

Development Standards under Section 7.13. The ordinance defines the criteria for qualifying 

and non-qualifying open space, as detailed 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 runs through the subject properties. Based on an analysis using the 

National Flood Hazard Layer FIRMette software, portions of the property near South Van 

Wert Road are in proximity to a Floodplain A zone; however, the majority of the property 

does not fall within this designation. Without a submitted Conceptual Site Plan, it remains 

uncertain whether the applicant intends to propose any creek infill. Additionally, it is unclear 

whether all buildings will comply with buffer requirements from the pond. Any proposed 

creek infill may require variances and will be subject to extensive review and approval by 

the Environmental Protection Division (EPD) and the City Engineer. Figure 2 below 

illustrates the flood zone map for the property. 
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Figure 2: National Flood Hazard Layer FIRM Map  

  

 

Buffering/Screening/Tree Conservation:  

The applicant is required to submit a landscaping plan at the time of Final Plat submittal. In 

accordance with Section 7.05(6) of the Zoning Ordinance, a twenty (20)-foot-wide 

landscaped area must be provided adjacent to the road or right-of-way. This area must be 

designated as a “common area” or placed within a landscape easement. Additionally, several 

shrubs and trees are required to be planted within this area. 

 

The following standards apply: 

• At least one (1) tree must be planted for every thirty (30) linear feet of landscaped area. 

Trees may include a combination of deciduous and evergreen species. 

• A minimum of one (1) shrub must be planted every three (3) feet to create a continuous 

screen. This screen must reach a minimum height of thirty-six (36) inches within two (2) 

years of planting. 

 

The Technology Park Overlay District (TPOD), as outlined in Section 4.18, includes 

additional landscaping and buffer requirements that the applicant must adhere to during the 

development process. 
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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 

Village 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 Suburban Village character area is designed to establish development nodes in 

locations with potential for future growth, focusing on community crossroads as 

central hubs. The development principles emphasize generally low to moderate 

density with concentrated neighborhood commercial uses oriented around 

intersections and community crossroads. In more rural areas, lower density is 

prioritized. 

Transportation design principles highlight internal connectivity for vehicular, 

pedestrian, and bicycle traffic within residential areas, while the road network should 

ensure effective linkage to surrounding areas. 

 

General Characteristics: Suburban Villages are defined by clustered commercial 

development centered around prominent road intersections, known as Community 

Crossroads. These areas include nearby residential neighborhoods, which are 

suburban in nature. The development pattern is typically compact, featuring either 

stand-alone businesses or small groups of businesses within a site. In more rural and 

suburban locations, individual businesses often occupy singular properties. 

The Future Land Use Map designates the surrounding area with categories such as 

Commercial, Public/Institutional, and Medium Density Residential. 
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 ii.  Current conditions and the character of current structures and uses in each district;  

 

The lots are currently vacant, with no active uses and a single small structure. The 

overall character of the site reflects that of a typical vacant, undeveloped lot, bordered 

by agricultural properties. The character of the Agricultural (AG) zone is defined by 

single-family homes on large lots of at least ½ acre. 

  

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

 

Based on the Comprehensive Plan and the overall character of the surrounding area, 

the proposed development represents the most desirable use for the property. The 

current use of the site as vacant land does not align with its highest and best use, given 

the size of the acreage and the recommendations outlined in the Comprehensive Plan. 

Development as a Technology Park Overlay District (TPOD) along the highway is 

considered desirable from both a planning and infrastructure perspective, as well as 

being comparatively less impactful on local schools and traffic. 

 

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

 

The proposed development is anticipated to have a nominal impact on property values for 

the surrounding areas.  

 

 

 v.  Responsible development and growth  

 

The southwestern portion of the city is anticipated to experience substantial residential and 

commercial growth in both the near and long-term future. The proposed development is 

expected to generate less vehicular and personal traffic compared to the originally 

approved multi-use Planned Unit Development (PUD). 

 

However, the applicant has not outlined any plans for roadway improvements, making it 

difficult to evaluate the adequacy of the current road network or the potential impact of 

enhancements. 

 

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 proposed use is unique within the city and differs from the uses on adjacent and 

nearby properties. Highway 61 has experienced significant residential development both 

within and beyond the city limits. The size of the parcel and its extensive frontage along 
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Highway 61 make it a prime candidate for future commercial or potentially residential 

development in the area.  

 

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

adjacent or nearby property;  

  

The proposed use is not anticipated to negatively impact the existing uses or the usability 

of adjacent properties or structures. The development must comply with buffer 

requirements for dissimilar adjacent uses, with additional buffering required for areas 

directly adjoining residential properties. 

  

       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 on local 

schools and traffic than the original PUD which proposed approximately 850 mixed 

residential units. Due to the size and location of the parcel, along with development 

pressures along the Highway 61 corridor, the rezoning to (TPOD) would give the parcel an 

economic advantage for providing further development but increase utility demand in an 

area of the city with distribution challenges.  

 

The property's currently undeveloped use is not reasonable economically. It does not 

represent the highest and best use of the land, given the parcel's size and the Comprehensive 

Plan's recommendations for appropriate zoning. Rezoning to the Technology Park Overlay 

District (TPOD) would align with the area's development utilities pressures along the 

Highway 61 corridor, providing the parcel with greater economic viability. Additionally, the 

rezoning is projected to have less impact on local schools and traffic compared to the 

previously approved PUD, which proposed approximately 850 mixed residential units. 

However, the rezoning would place increased demand on utility infrastructure in an area 

with existing 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;   

  

There is potential for excessive usage of city infrastructure, particularly regarding sewer 

capacity along Highway 61. The city has faced increasing challenges in providing adequate 

sewer collection capacity for developments along and surrounding Highway 61, which may 

complicate the feasibility of future projects. Significant sewer conveyance limitations have 

been identified in the Highway 61-South watershed. Investigations indicate that any future 

development in this area would require the construction of a regional lift station and 

conveyance system along South Van Wert Road extending beyond Interstate 20. Such a lift 
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station would address current conveyance limitations and support future projects within the 

watershed. 

Some preliminary discussions between the developer and the city have occurred regarding 

the location and planning of the lift station and conveyance system. However, no concept 

plan has been submitted to the city for traffic improvements along Highway 61. Potential 

impacts on traffic along Highway 61 and South Van Wert Road must be studied and 

reviewed by the City Engineer during the final plat approval process. 

  

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 proposed rezoning is not fully aligned with the Comprehensive Plan, which designates 

the Suburban Village character area and prioritizes commercial and residential zoning. 

While the proposal diverges from the prescribed intent of this character area, it offers relief 

from the demand associated with hundreds of housing units, making the requested zoning 

change from PUD to TPOD preferable from a planning perspective. Incorporating 

industrial-like uses near both agricultural and residential zones aligns with the existing 

development patterns observed in the City’s outer areas, such as the Industrial Parks in the 

Northwest and Central Eastern sections of the City. The Technology Park Overlay District 

(TPOD), as outlined in Section 4.18, specifies the allowable uses for this zoning 

designation. 

 

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 proposed TPOD would 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 the 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. 

 

F.  Supported by Comprehensive Plan Sections:  

 

Development Patterns (DP): 
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DP Goal 1: Maintain small-town character and cultural identity while supporting growth 

DP Strategy 1.2: Ensure non-residential development in Village areas indicated on 

the Future Development Map is compatible with existing character and scale of the 

surrounding area 

 

DP Goal 6: Promote quality corridor development 

DP Strategy 6.1: Evaluate need to develop design standards for corridor 

development to help mitigate traffic mobility issues in high traffic areas and to 

ensure that new development/ redevelopment is designed to be compatible with the 

function of the corridors 

 

Social and Economic Development (SED): Create employment opportunities within the 

city and expand business diversity. 

 

o SED Strategy 3.2: Promote high quality Employment Centers (Industrial, 

Commercial, Office, Gateway) through enforcing development regulations 

related to building and site design and buffer and landscaping requirements, 

in accordance with the Future Development Guide. 

o SED Strategy 3.3: Identify and promote opportunities for higher-paying 

jobs and small business. 

o SED Strategy 3.4: Identify opportunities to accommodate expansion of 

industrial real estate (including infill development), where appropriately 

located 

o SED Strategy 3.5: Pursue annexation opportunities within a general Urban 

Growth Area as depicted on the Future Development Map, based on the 

determination of economic feasibility/benefit 
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G.  Recommendation:  

  

Staff recommendation:  APPROVAL 

 

            Reasons:   

1. Based on the City’s Comprehensive Plan Development Patterns (DP) and Social and 

Economic Development (SED), the applicant’s request to rezone the parcel from PUD 

to PUD-Industrial (TPOD) is supported. 

2. (TPOD) will provide the highest and best use of the land, without overburdening city 

schools, roads, and infrastructure. 

3. The rezoning facilitates the transformation of a vacant, underutilized parcel into a 

valuable asset for the city while promoting opportunities for additional development 

along the Highway 61 corridor. 

4. No objections were received from Carroll County. 

 

Conditions: 

1. Water Utilization, Sewer Capacity, and Conveyance are to be agreed upon with the 

City in the form of a Development Agreement. 

2. The development agreement and site plan must undergo review by the Planning & 

Zoning Commission and be approved by the City Council. 

3. Residential components of the PUD must be removed, and all affected properties must 

adhere to TPOD development standards and permitted uses. 

4. A minimum 100-foot buffer yard shall separate subject properties from all residential 

zoning districts. 

 

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 March 24, 2025; a sign has been posted on the subject properties; and all 

abutting property owners have received notification via regular and certified mail.  

 

Public Response:  

Letters of opposition to the applicant's request were submitted to the Community Development 

Department. 

  

 

  

  

 

 

 

 



Applicant : Avemore Ga LLC 

 

Parcel IDs : V07 0140003, V07 0140004,  

V07 0140151, 169 0120, 168 0090 

 

Item(s): RA-01-25, ANX-01-25, ANX-02-25  

14 

 

 

 

 

Villa Rica Zoning Map: 

 

 



 Applicant : Avemore Ga LLC 

 

Parcel IDs : V07 0140003, V07 0140004,  

V07 0140151, 169 0120, 168 0090 

 

Item(s): RA-01-25, ANX-01-25, ANX-02-25  

  

15 

 

 

Villa Rica Future Land Use Map: 
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  AVEMORE GA LLC 
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  Highway 61, Hickory Level Road, & South Van Wert Road 

  Land Lot:  92, 93, 98,9 9, 100, 101, 125 District 6 

  Parcel #: V07 014003, V07 014004, V07 0140151, 168 0090, 169 0120 

  Ward: 2 

  City Council Member: Matthew Momtahan 

  Planning Board Member: Julie Cepin 

  City of Villa Rica/Carroll County 

 

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

  

AVEMORE GA LLC  (the Applicant) seeks an annexation and rezoning from Carroll County 

Conservation/Agricultural Zoning and Villa Rica (PUD) zone to the Technology Park 

Overlay District (TPOD). The Applicant has not requested any variances.  

  

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

reviewed:  

  

1. Application Checklist and dated March 21, 2025 (1 page);  

  

2. Zoning Map Amendment (Rezoning) Application, dated March 21, 2025 (2 pages);  

 

3. Petition Requesting Annexation Application (Parcel # 169 0120), dated March 21, 

2025 (2 pages); 

 

4. Petition Requesting Annexation Application (Parcel # 169 0090), dated March 20, 

2025 (2 pages); 

 

5. Project Statement Letter, undated, (1 page); 

 

6. Letter of Intent, dated March 21, 2025, by Joseph Fowler, P.C. (2 pages); 

 

7. Notice of Constitutional Challenge, dated March 21, 2025 (2 pages); 

 

8. Survey Packet by ALTA – NPSP Land Title Survey, dated December 16, 2024 (8 

pages); 

 

9. Property Owner Document, Undated (1 page); 

 

10. Properties Deed Packet (35 pages); 

    

A. Existing Conditions  

According to the applicant’s land survey, the combined acreage of the subject properties totals 

approximately 428.288 acres. The parcel identified as (V07 014004), owned by Avemore, LLC, is 

currently zoned as Planned Unit Development (PUD) and is situated west of Highway 61. 
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Parcel Breakdown: 

• Tract 1: 1.012 acres (Parcel # V07 014004) 

• Tract 2: 186.791 acres (Parcel # V07 014004) 

• Tract 3: 16.296 acres (Parcel # V07 0140151) 

As outlined in the applicant’s Petition Requesting Annexation, the 182.46-acre portion of the 

property located on South Van Wert Road (Parcel #169 0120) is currently zoned A-5 

(Agricultural) under Carroll County jurisdiction. The property consists primarily of undeveloped 

land, a pond, and a residence situated on the larger of the two portions. To accommodate 

annexation while retaining the existing residential structure, the applicant has submitted a 

supplemental survey proposing a parcel split, which would allow the residence to remain within 

Carroll County jurisdiction. 

Geographically, the property adjoins Charston Place subdivision to the southeast. To the south 

and west, it borders large parcels of undeveloped land and single-family homes. The property is 

adjacent to unincorporated Carroll County on three sides: to the west across Van Wert Road, to 

the north along Van Wert Road, and to the east across Highway 61. 

Additionally, the applicant’s Petition Requesting Annexation includes a 32.06-acre parcel located 

at the intersection of Hickory Level Road and South Van Wert Road (Parcel #168 0090). This 

parcel is currently zoned V-5 (Conservation Use) under Carroll County and primarily consists of 

undeveloped land. 

The subject properties are surrounded by low-density residential uses on the north, east, and west 

sides. The property is also adjacent to an electric substation to the south and a residential 

subdivision to the east, across Highway 61. 

 

 Surrounding Properties:   

 

Parcel # 1680090  

 Current Zoning                                                Land Use 

North  
 Residential / Unincorporated (Carroll 

County) 

Suburban and Undeveloped Properties 

East      Residential (Carroll County) Suburban Properties   

South  
Carroll EMC Substation Unincorporated 

(Carroll County) 

County 

West     Agricultural (A) - County  Undeveloped– County  
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Parcel # 1690120  

 Current Zoning                                                Land Use 

North  
Carroll EMC Substation Unincorporated 

(Carroll County) 

County 

East      Agricultural (A) – County 

Planned Unit Development (PUD) 

Undeveloped– County 

Suburban Village  

South  
Residential / Unincorporated (Carroll County) Undeveloped– County 

West     Agricultural (A) - County  Undeveloped– County  

 

 

B. Site History   

  

In 2018, the City Council approved the Avemore project at 55 and 63 Goldworth Road. The original 

approval included a total of 200 single-family units, 300 multi-family units, live/work units, and 

additional uses, such as senior housing, which encompassed independent living, memory care, and a 

minimum age restriction of fifty-five (55) years. 

In 2020, the City Council authorized an amendment to increase the total number of single-family lots to 

no more than 250 units and to expand the multi-family units to a maximum of 325 units. Subsequently, in 

2021, the Council approved an additional 290 units of senior housing, maintaining the age restriction of 

fifty-five (55) years. The applicant has consistently sought annual extensions of their zoning approvals in 

accordance with the original and modified conditions tied to the project’s conditional approval. 

In September 2024, the applicant submitted a request to extend the previously approved Planned Unit 

Development (PUD) and proposed an amendment to incorporate Light Industrial (I1) zoning (ALT-01-

24). This application was denied by the Planning and Zoning Commission, with the recommendation that 

the applicant file a new application. The revised application would effectively remove the previously 

approved housing units and mixed-use components and reconfigure the PUD to reflect Medium Industrial 

(I2) zoning. Following this guidance, the initial application was withdrawn, and a new application was 

subsequently filed. 

In January 2025, city staff introduced a proposal for a new Technology Park Overlay District (TPOD) 

Zoning District, outlined in Section 4.18. This zoning district specifies permitted uses and development 

standards for projects akin to the one proposed by the applicant, Avemore GA, LLC. 

Proposed uses within the Technology Park Overlay District include, but are not limited to: 

• Corporate campuses with administrative operations 

• Technology parks with electrical substations 

• Research and development facilities 

• Data processing and other computer-based operations 
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In January 2025, the City Council approved the addition of the TPOD section to the city’s ordinance by a 

4-1 vote. 

C.  Proposed Development  

 

The applicant seeks annexation and rezoning approval to transition the property from 

Agricultural and Conservation zoning to an expanded Planned Unit Development (PUD), 

incorporating the Technology Park Overlay District (TPOD). The subject property spans a 

total of 428.288 acres and is located along Highway 61 and South Van Wert Road. The 

proposed development is envisioned to support uses such as a technology park or corporate 

campus with ancillary facilities. 

 

See Table 2 below for yard and bulk requirements in the (TPOD) Technology Park Overlay 

District: 

  

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

  Required  Proposed  Conforming (C) or 

Nonconforming (NC)  

Minimum Lot Area (ac)  5 428.288   C  

Minimum Lot Width (ft)  150  Unknown    C  

Minimum Lot Frontage (ft)  50 Unknown                  C  

Minimum Rear Yard Setback (ft)  50 Unknown  Unknown  

Minimum Side Yard Setback (ft)  50 Unknown   Unknown  

Maximum Building Coverage (%)  60 Unknown  Unknown  

Maximum Building Height (ft)  60 Unknown  Unknown  

Maximum Impervious Coverage (%)  80  Unknown  C  

  

The project’s plans for accessing water and sewer utilities remain uncertain, including whether 

connections can be feasibly established and whether sufficient capacity and distribution 

infrastructure are available. The applicant has been actively collaborating with city and county 

officials to explore viable solutions, aiming to minimize any potential impact on the existing 

infrastructure and its capacity. 

 

Design Standards  

The city has established design standards applicable to developments within the Technology Park 

Overlay District (TPOD). These include the recently amended standards outlined in Section 4.18, 

as well as the non-residential design standards specified in Section 9.04 of the Zoning Ordinance. 

The applicant will be required to comply with these standards during the architectural review 

process. 
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Amenities/Open Space  

The developer must provide a calculation of the current open space relative to the total 

acreage of the property, as required by the Technology Park Overlay District (TPOD) 

standards outlined in Section 4.18 and the Open Space requirements specified in the 

Development Standards under Section 7.13. The ordinance defines the criteria for qualifying 

and non-qualifying open space, as detailed 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 runs through the subject properties. Based on an analysis using the 

National Flood Hazard Layer FIRMette software, portions of the property near South Van 

Wert Road are in proximity to a Floodplain A zone; however, the majority of the property 

does not fall within this designation. Without a submitted Conceptual Site Plan, it remains 

uncertain whether the applicant intends to propose any creek infill. Additionally, it is unclear 

whether all buildings will comply with buffer requirements from the pond. Any proposed 

creek infill may require variances and will be subject to extensive review and approval by 

the Environmental Protection Division (EPD) and the City Engineer. Figure 2 below 

illustrates the flood zone map for the property. 
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Figure 2: National Flood Hazard Layer FIRM Map  

  

 

Buffering/Screening/Tree Conservation:  

The applicant is required to submit a landscaping plan at the time of Final Plat submittal. In 

accordance with Section 7.05(6) of the Zoning Ordinance, a twenty (20)-foot-wide 

landscaped area must be provided adjacent to the road or right-of-way. This area must be 

designated as a “common area” or placed within a landscape easement. Additionally, several 

shrubs and trees are required to be planted within this area. 

 

The following standards apply: 

• At least one (1) tree must be planted for every thirty (30) linear feet of landscaped area. 

Trees may include a combination of deciduous and evergreen species. 

• A minimum of one (1) shrub must be planted every three (3) feet to create a continuous 

screen. This screen must reach a minimum height of thirty-six (36) inches within two (2) 

years of planting. 

 

The Technology Park Overlay District (TPOD), as outlined in Section 4.18, includes 

additional landscaping and buffer requirements that the applicant must adhere to during the 

development process. 
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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 

Village 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 Suburban Village character area is designed to establish development nodes in 

locations with potential for future growth, focusing on community crossroads as 

central hubs. The development principles emphasize generally low to moderate 

density with concentrated neighborhood commercial uses oriented around 

intersections and community crossroads. In more rural areas, lower density is 

prioritized. 

Transportation design principles highlight internal connectivity for vehicular, 

pedestrian, and bicycle traffic within residential areas, while the road network should 

ensure effective linkage to surrounding areas. 

 

General Characteristics: Suburban Villages are defined by clustered commercial 

development centered around prominent road intersections, known as Community 

Crossroads. These areas include nearby residential neighborhoods, which are 

suburban in nature. The development pattern is typically compact, featuring either 

stand-alone businesses or small groups of businesses within a site. In more rural and 

suburban locations, individual businesses often occupy singular properties. 
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The Future Land Use Map designates the surrounding area with categories such as 

Commercial, Public/Institutional, and Medium Density Residential. 

 

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

 

The lots are currently vacant, with no active uses and a single small structure. The 

overall character of the site reflects that of a typical vacant, undeveloped lot, bordered 

by agricultural properties. The character of the Agricultural (AG) zone is defined by 

single-family homes on large lots of at least ½ acre. 

  

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

 

Based on the Comprehensive Plan and the overall character of the surrounding area, 

the proposed development represents the most desirable use for the property. The 

current use of the site as vacant land does not align with its highest and best use, given 

the size of the acreage and the recommendations outlined in the Comprehensive Plan. 

Development as a Technology Park Overlay District (TPOD) along the highway is 

considered desirable from both a planning and infrastructure perspective, as well as 

being comparatively less impactful on local schools and traffic. 

 

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

 

The proposed development is anticipated to have a nominal impact on property values for 

the surrounding areas.  

 

 

 v.  Responsible development and growth  

 

The southwestern portion of the city is anticipated to experience substantial residential and 

commercial growth in both the near and long-term future. The proposed development is 

expected to generate less vehicular and personal traffic compared to the originally 

approved multi-use Planned Unit Development (PUD). 

 

However, the applicant has not outlined any plans for roadway improvements, making it 

difficult to evaluate the adequacy of the current road network or the potential impact of 

enhancements. 

 

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 proposed use is unique within the city and differs from the uses on adjacent and 

nearby properties. Highway 61 has experienced significant residential development both 
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within and beyond the city limits. The size of the parcel and its extensive frontage along 

Highway 61 make it a prime candidate for future commercial or potentially residential 

development in the area.  

 

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

adjacent or nearby property;  

  

The proposed use is not anticipated to negatively impact the existing uses or the usability 

of adjacent properties or structures. The development must comply with buffer 

requirements for dissimilar adjacent uses, with additional buffering required for areas 

directly adjoining residential properties. 

  

       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 on local 

schools and traffic than the original PUD which proposed approximately 850 mixed 

residential units. Due to the size and location of the parcel, along with development 

pressures along the Highway 61 corridor, the rezoning to (TPOD) would give the parcel an 

economic advantage for providing further development but increase utility demand in an 

area of the city with distribution challenges.  

 

The property's currently undeveloped use is not reasonable economically. It does not 

represent the highest and best use of the land, given the parcel's size and the Comprehensive 

Plan's recommendations for appropriate zoning. Rezoning to the Technology Park Overlay 

District (TPOD) would align with the area's development utilities pressures along the 

Highway 61 corridor, providing the parcel with greater economic viability. Additionally, the 

rezoning is projected to have less impact on local schools and traffic compared to the 

previously approved PUD, which proposed approximately 850 mixed residential units. 

However, the rezoning would place increased demand on utility infrastructure in an area 

with existing 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;   

  

There is potential for excessive usage of city infrastructure, particularly regarding sewer 

capacity along Highway 61. The city has faced increasing challenges in providing adequate 

sewer collection capacity for developments along and surrounding Highway 61, which may 

complicate the feasibility of future projects. Significant sewer conveyance limitations have 

been identified in the Highway 61-South watershed. Investigations indicate that any future 
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development in this area would require the construction of a regional lift station and 

conveyance system along South Van Wert Road extending beyond Interstate 20. Such a lift 

station would address current conveyance limitations and support future projects within the 

watershed. 

Some preliminary discussions between the developer and the city have occurred regarding 

the location and planning of the lift station and conveyance system. However, no concept 

plan has been submitted to the city for traffic improvements along Highway 61. Potential 

impacts on traffic along Highway 61 and South Van Wert Road must be studied and 

reviewed by the City Engineer during the final plat approval process. 

  

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 proposed rezoning is not fully aligned with the Comprehensive Plan, which designates 

the Suburban Village character area and prioritizes commercial and residential zoning. 

While the proposal diverges from the prescribed intent of this character area, it offers relief 

from the demand associated with hundreds of housing units, making the requested zoning 

change from PUD to TPOD preferable from a planning perspective. Incorporating 

industrial-like uses near both agricultural and residential zones aligns with the existing 

development patterns observed in the City’s outer areas, such as the Industrial Parks in the 

Northwest and Central Eastern sections of the City. The Technology Park Overlay District 

(TPOD), as outlined in Section 4.18, specifies the allowable uses for this zoning 

designation. 

 

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 proposed TPOD would 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 the 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. 
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F.  Supported by Comprehensive Plan Sections:  

 

Development Patterns (DP): 

 

DP Goal 1: Maintain small-town character and cultural identity while supporting growth 

DP Strategy 1.2: Ensure non-residential development in Village areas indicated on 

the Future Development Map is compatible with existing character and scale of the 

surrounding area 

 

DP Goal 6: Promote quality corridor development 

DP Strategy 6.1: Evaluate need to develop design standards for corridor 

development to help mitigate traffic mobility issues in high traffic areas and to 

ensure that new development/ redevelopment is designed to be compatible with the 

function of the corridors 

 

Social and Economic Development (SED): Create employment opportunities within the 

city and expand business diversity. 

 

o SED Strategy 3.2: Promote high quality Employment Centers (Industrial, 

Commercial, Office, Gateway) through enforcing development regulations 

related to building and site design and buffer and landscaping requirements, 

in accordance with the Future Development Guide. 

o SED Strategy 3.3: Identify and promote opportunities for higher-paying 

jobs and small business. 

o SED Strategy 3.4: Identify opportunities to accommodate expansion of 

industrial real estate (including infill development), where appropriately 

located 

o SED Strategy 3.5: Pursue annexation opportunities within a general Urban 

Growth Area as depicted on the Future Development Map, based on the 

determination of economic feasibility/benefit 
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G.  Recommendation:  

  

Staff recommendation:  APPROVAL 

 

            Reasons:   

1. Based on the City’s Comprehensive Plan Development Patterns (DP) and Social and 

Economic Development (SED), the applicant’s request to rezone the parcel from PUD 

to PUD-Industrial (TPOD) is supported. 

2. (TPOD) will provide the highest and best use of the land, without overburdening city 

schools, roads, and infrastructure. 

3. The rezoning facilitates the transformation of a vacant, underutilized parcel into a 

valuable asset for the city while promoting opportunities for additional development 

along the Highway 61 corridor. 

4. No objections were received from Carroll County. 

 

 

Conditions: 

 

1. Water Utilization, Sewer Capacity, and Conveyance are to be agreed upon with the 

City in the form of a Development Agreement. 

2. The development agreement and site plan must undergo review by the Planning & 

Zoning Commission and be approved by the City Council. 

3. Residential components of the PUD must be removed, and all affected properties must 

adhere to TPOD development standards and permitted uses. 

4. A minimum 100-foot buffer yard shall separate subject properties from all residential 

zoning districts. 

 

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 March 24, 2025; a sign has been posted on the subject properties; and all 

abutting property owners have received notification via regular and certified mail.  

 

Public Response:  

Letters of opposition to the applicant's request were submitted to the Community Development 

Department. 
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Villa Rica Zoning Map: 
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Villa Rica Future Land Use Map: 

 
 

   

 

 

 

 

 

 

 

 

 

 

 





























Chapter IV. Zoning Districts 

Section 4.18 Technology Park Overlay District (TPOD). 

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. 

1. 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. 

2. 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 

 

3. 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) 

60 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 TPOD.  Minimum lot frontages, width and acreage shall 
not apply to subdivided lots within the TPOD, 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. 

 



4. Lighting Requirements 

Lighting shall meet the requirements of Section 7.12 (Outdoor Lighting) of Chapter VII. 
Design Standards of the Zoning Ordinance. 

5. Parking requirements 

Parking shall meet the requirements of Section 7.02 (Off-street Parking and Loading) of 
Chapter VII. Design Standards of the Zoning Ordinance. Additionally, 

A. 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.  

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

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

 
6. Landscaping and Buffering 

Landscaping  shall meet the requirements of Section 7.05 (Landscaping Standards) of 
Chapter VII. Design Standards of the Zoning Ordinance. Additionally, buffer yards for TPOD 
Uses:  

A. 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. 

B. 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. 

C. 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.  

7. Noise 

Noise shall meet the requirements of Section 9.04 Non-residential design standards, Item 
16 Noise and Vibration Standards, of Chapter VII. Design Standards of the Zoning 
Ordinance. 

Additionally,  

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

backup/emergency use only. 

 



Amendment to section 13.01 Definitions: 

TECHNOLOGY PARK OVERLAY DISTRICT (TPOD): The Technology Park Overlay District 
(TPOD) is a planning tool used as a special zoning of an area that is growing and guided to 
support technology businesses to include their infrastructure needs. 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 to name a few. 









































































































Chapter IV. Zoning Districts 

Section 4.18 Technology Park Overlay District (TPOD). 

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. 

1. 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. 

2. 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 

 

3. 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) 

60 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 TPOD.  Minimum lot frontages, width and acreage shall 
not apply to subdivided lots within the TPOD, 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. 

 



4. Lighting Requirements 

Lighting shall meet the requirements of Section 7.12 (Outdoor Lighting) of Chapter VII. 
Design Standards of the Zoning Ordinance. 

5. Parking requirements 

Parking shall meet the requirements of Section 7.02 (Off-street Parking and Loading) of 
Chapter VII. Design Standards of the Zoning Ordinance. Additionally, 

A. 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.  

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

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

 
6. Landscaping and Buffering 

Landscaping  shall meet the requirements of Section 7.05 (Landscaping Standards) of 
Chapter VII. Design Standards of the Zoning Ordinance. Additionally, buffer yards for TPOD 
Uses:  

A. 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. 

B. 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. 

C. 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.  

7. Noise 

Noise shall meet the requirements of Section 9.04 Non-residential design standards, Item 
16 Noise and Vibration Standards, of Chapter VII. Design Standards of the Zoning 
Ordinance. 

Additionally,  

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

backup/emergency use only. 

 



Amendment to section 13.01 Definitions: 

TECHNOLOGY PARK OVERLAY DISTRICT (TPOD): The Technology Park Overlay District 
(TPOD) is a planning tool used as a special zoning of an area that is growing and guided to 
support technology businesses to include their infrastructure needs. 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 to name a few. 
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