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

 August 19, 2025 | 7:00 PM 

Meeting Call to Order (Chairwoman) 
  
Adoption of the Agenda (Chairwoman) 
  
A. Old Business  
  
  1. Approval of minutes from 06/17/2025 
  
B. New Business  
  
  1. RA-02-25 -- Ashley Barnett and East-West Express, on behalf of Richard Cangemi are requesting a rezoning from 

Commercial Low-Density (C1) to Industrial Medium-Density (I2) to continue the current use of a truck freight 
terminal in accordance with permitted uses outlined in Sec. 4.17. I2 Industrial Medium-Density for property located 
at 15051 Veterans Memorial Highway within Land Lot 45 of District 2, also known as Parcel Number: 
01450250037.  This is a Public Hearing. 

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

Tuesday, June 17, 2025 | 6:00pm 
 
 

Meeting Called to Order Chairwoman Ashley Head called the meeting to order  
 
Present: Chairwoman Ashley Head, Vice Chairman Andrew Newton, Commissioner Vivian Lyons, 
Commissioner Julie Cepin and Commissioner Kelly Vines 
 
Adoption of the Agenda  
  

      RESULT:  ADOPTED  5/0 
     MOVER:  Commissioner Kelly Vines 
     SECONDER:  Vice Chairman Andrew Newton 

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

 
A. Old Business  

 
1. Approval of minutes from 05/20/2025 

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

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

 
B. New Business 

 
1. PUBLIC HEARING: TA-02-25 Stepfon Brown and Pro Building, on behalf of Peach State 

Trucking, are requesting multiple variances, deviating from the following sections: Section(s) 
9.29 - Wall Signs, 9.37 - Billboard Signs, and 9.30 - Wayfinding Signs. The project is located 
at 460 Edge Road, within Ward 5, and zoned Commercial Medium Density (C2) 
 
Josh Evans spoke in favor of variances due to directional signage alerting drivers where to go. 
 
No one came forward to speak in opposition. 



Commissioner Andrew Newton moved to approve variances 1 through 7 and deny variance 8. After 
discussion, Commissioner Andrew Newton amended his motion and moved to approve variances 1 
through 7. 

     RESULT:  APPROVED  5/0 
    MOVER:  Vice Chairman Andrew Newton 
    SECONDER:  Commissioner Kelly Vines 
    AYES: Chairwoman Ashley Head, Vice Chairman Andrew Newton, 

Commissioner Vivian Lyons, Commissioner Julie Cepin and 
Commissioner Kelly Vines 

Commissioner Kelly Vines moved to deny variance 8. 

     RESULT:  APPROVED  5/0 
    MOVER:  Commissioner Kelly Vines 
    SECONDER:  Vice Chairman Andrew Newton 
    AYES: Chairwoman Ashley Head, Vice Chairman Andrew Newton, 

Commissioner Vivian Lyons, Commissioner Julie Cepin and 
Commissioner Kelly Vines 

 
2. PUBLIC HEARING: TA-03-25 Skyler Evans is requesting three (3) variances, deviating 

from the following section: Section 7.05 Landscaping Standards. The project is located at 615 
Industrial Blvd., within Ward 2, and zoned Commercial Medium Density (C2) 

Josh Evans spoke in favor of variances. 

No one came forward to speak in opposition 

Commissioner Andrew moved to deny variance 7.05(6)(a) #2 and approve variances for section 
7.05(6)(a) #1 and 7.05(6)(c), there was no second and motion died. 

Commissioner Kelly Vines moved to approve all requested variances from 7.05, seconded by 
Chairwoman Ashley Head. 

                RESULT:  APPROVED  4/1 
    MOVER:  Commissioner Kelly Vines 
    SECONDER:  Chairwoman Ashley Head 
    AYES: Chairwoman Ashley Head, Commissioner Vivian Lyons, 

Commissioner Julie Cepin and Commissioner Kelly Vines 
    NAYS: Vice Chairman Andrew Newton 

 

Adjournment- Chairwoman Ashley Head moved to adjourn  

     RESULT:  APPROVED  5/0 
     MOVER:  Chairwoman Ashley Head 
     SECONDER:  Vice Chairman Andrew Newton 
     AYES:              Chairwoman Ashley Head, Vice Chairman Andrew Newton, 

Commissioner Vivian Lyons, Commissioner Julie Cepin and 
Commissioner Kelly Vines 

 
 



 
   _________________________________  ______________________________  
     Planning & Zoning Chair                 Community Development Director                                  
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Staff Report RA -02-2025                                  
 
Applicant: East-West Express. Richard Cangemi,  
Case No.: RA-02-25 
Address: 15051 Veterans Memorial Hwy. 
Land Lot: 0145 
Parcel: 01450250037 
Acreage: 33+/- 
Ward: 1 
City Council Member: Shirley Marchman 
Planning Board Member: Vivian Lyons 
City of Villa Rica/Douglas County 

 

The applicant, Richard Cangemi, President and CEO of East-West Express, Inc., requests to rezone the subject 
property from C-1 (Commercial Low-Density) to I-2 (Industrial Medium-Density). According to the applicant, the 
property is currently being used for existing truck freight terminal operations, and no changes are proposed to the 
business, physical site conditions, or infrastructure. The purpose of the request, per the applicant, is to correct the 
zoning designation to accurately reflect the property's longstanding industrial use. The applicant states that the 
property should have been zoned I-2 from the beginning and that this zoning correction will not result in any 
additional development, road improvements, or modifications to the existing business operations. 

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

1. Zoning Map Amendment (Rezoning) Application dated June 30, 2025 (1 page).  
 

2. Campaign Contribution affidavit dated June 30, 2025 (1 page). 
 

3. Letter of Intent, June 30, 2025, by Richard Cangemi (page 1). 
 

4. Site Plan Packet by The Southeast Civil Group, dated June. 4, 2021 (3 pages). 
 

5. Property Deed (2 pages). 
 

6. Recorded Site Survey. Douglas County Superior Court, December 14, 2015 (1 page). 
 

 
 A. Existing Conditions  

The total acreage of the subject property is 33.35 acres. The parcel number is 01450250037, owned by Richard 
Cangeni, is currently zoned C-1 (Commercial Low Density) and is situated on the southern side of Veterans 
Memorial Highway. 

http://www.villarica.gov/
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15051 Veterans Memorial Hwy 
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The site currently houses the truck freight terminal operations of East-West Express and has a 12-acre gravel truck 
storage area.  The gravel parking area was approved by variance in 2021. The City’s zoning ordinance requires that 
all parking areas, regardless of size, are required to be constructed of a hard, dust-free surface. However, a variance 
was granted to allow the truck storage area to remain gravel. The driveway, building pad, maintenance area, and 
customer parking areas on the site have been developed with improved, hard-surfaced materials in compliance 
with code requirements. 

 

 FIGURE 1. AERIAL MAP. 15051 VETERANS MEMORIAL HWY. 

 
Surrounding Properties:   

The subject property is surrounded by C-1 zoning on all sides; however, the uses that prevail in the area are industrial 
in nature. The subject property is in an area characterized by a mix of industrial and commercial uses, with physical 
features that create substantial separation from more sensitive land uses. To the south, the property is bordered by 
Interstate 20, and to the north, the site is separated from other uses by both Veterans Memorial Highway and an 
active railroad line that runs roughly parallel to the highway. This dual transportation corridor further reinforces the 
industrial character of the area and creates an additional barrier between the site and any sensitive uses to the 
north. 



RA-02-25 

15051 Veterans Memorial Hwy 

East West Express, Richard Cangemi 

 

  

3 

 

The entrance drive to the subject site on Veterans Memorial is between a Shell Service Station, and Reedwick ITS / 
Signal Contractors. Reedwick specializes in the design, construction, repair, and maintenance of traffic signals, 
which is an industrial land use. A construction company, Combined Construction Services, is located adjacent to 
the north along East Montgomery Street. The area along East Montgomery Street features industrial buildings and 
uses – a Boat and RV storage, and U-Haul rental facility.  
        
TABLE 1. SURROUNDING LAND USES 

 Current Zoning                                                Land Use 

North  C-1 (Commercial Low Density) Industrial / Commercial  

East      C-1 (Commercial Low Density) Undeveloped  

South  C-1 (Commercial Low Density) Undeveloped area between site and I-20 

West     C-1 (Commercial Low Density) Industrial  

 
 

B. Site History   

East West Express Inc. operates a truck freight terminal at the subject property. The property owner purchased the 
parcels in 2015. The site remained vacant until 2019 when it was used for overflow tractor-trailer parking for the 
company’s other locations within Villa Rica.  In 2021, development started on an office and maintenance building 
to consolidate East-West Express’s operations at this location. 

On July 13,2021, a variance was granted to allow a gravel truck storage area on the lot. The applicant requested a 
variance from Section 7.02(5), which requires all vehicle parking areas to be a hard, durable, dust-free surface. The 
request was for gravel instead of asphalt for the 12-acre tractor-trailer parking lot at the East-West Express facility. 
Staff recommended denial of the variance, maintaining that the need for a variance was self-imposed, and that the 
parking areas must meet the ordinance’s hard-surface requirement.  

The property was originally zoned General Commercial (GC) under the Unified Development Code (UDC) and was 
rezoned to the corresponding designation of Commercial Low-Density (C1) during the citywide rezoning effort in 
2020. 
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FIGURE 2. SITE PLAN. 15051 VETERANS MEMORIAL HWY. 

  
 
C.  Proposed Development  

 
No site modifications are proposed as a part of this rezoning request, and East-West Express will continue 
the current operation as is. 
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FIGURE 4. VILLA RICA FUTURE DEVELOPMENT MAP 

 

 FIGURE 3. VILLA RICA ZONING MAP 
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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.   

 
The subject property lies within the “East Village” future land use designation, which promotes Commercial and 
Commercial Corridor development. While industrial uses are not explicitly identified as appropriate within this 
FLU area, the Commercial Corridor character area does recognize that commercial corridors include primary 
roadways that may be predominately industrial in nature and mentions commercial corridors also provide 
employment opportunities for local industry. 

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

While the property is currently zoned C-1 (Commercial Low-Density) and is surrounded by C-1 zoning, the 
prevailing uses in the surrounding area are industrial in character. These include a traffic signal contractor 
(Reedwick ITS), a construction company (Combined Construction Services), Boat/RV storage, U-Haul rental, and 
proximity to I-20, all of which reflect a functional industrial corridor. The existing use on the site is a truck freight 
terminal, which is not permitted in C-1 but is allowed by right in the I-2 district. Therefore, the rezoning request 
aligns more closely with actual land use conditions than with the existing zoning map.  

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

 
Given the site’s adjacency to I-20, its access to major transportation corridors, and the surrounding pattern of 
industrial activity, the property is better suited for industrial use rather than low-density commercial activity. The 
existing truck freight terminal has already adapted the site for industrial use and has operated there for many 
years. As such, I-2 is a more appropriate and desirable zoning classification for the current and foreseeable use 
of the site. 

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

 
Rezoning the subject site to I-2 is not anticipated to negatively impact surrounding property values. On the 
contrary, aligning the zoning with the existing industrial use may improve regulatory clarity and prevent future land 
use conflicts, which supports stability in adjacent property values. Additionally, the character of surrounding 
businesses and the physical separation from residential uses by commercial and industrial properties buffers 
the site from more sensitive land uses. 

 
v. Responsible development and growth  
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The proposed rezoning supports responsible growth by aligning zoning with the long-standing existing use, which 
prevents the need for non-conforming use designations resulting in enforcement issues. It ensures that the 
freight and logistics operation is housed in an appropriate zoning district (I-2). No physical changes or 
development are proposed, so no change to the impact of this use is anticipated. 

 
Analysis Criteria  
 

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

 
Yes. Although the site is zoned C-1, surrounding uses are industrial in nature, including a signal contractor, 
construction company, boat/RV storage, and U-Haul facility. The existing truck freight terminal is consistent with 
the prevailing land uses in the area. 

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

adjacent or nearby property.  
 

No. The rezoning aligns with nearby industrial activity and may not negatively impact adjacent commercial or 
industrial properties. No physical changes are proposed. 

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

economic use as currently zoned.   
 

No. The existing use, a truck freight terminal, is not permitted in C-1 and is therefore not viable under the current 
zoning. Rezoning to I-2 is necessary to bring the use into conformity. 

 
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.   
 

No. The use already exists, and no additional development is proposed. There may be no increase in burden to 
infrastructure or public services.  

 
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   
 

No. The site lies within the East Village character area, which encourages commercial and commercial corridor 
uses. Industrial is not listed as an appropriate land use. However, the corridor supports industrial activity, and 
surrounding uses are industrial in function. 

 
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.  
 

Yes. The site is located near I-20 and surrounded by industrial uses despite its C-1 zoning. The zoning correction 
will reflect actual land use patterns and remove a nonconforming situation. 



RA-02-25 

15051 Veterans Memorial Hwy 

East West Express, Richard Cangemi 

 

  

8 

 

 
E. Comments  

  
Rezoning the property to an industrial district is appropriate because it aligns with the how the site is being used and 
brings it into compliance with the city’s zoning ordinance. The business is vested in the property and has operated 
on the site for many years. The requested rezoning will not be injurious to general welfare. 

 
F. Public Notification  

 
As required by Section 11.05 in the Code of the City of Villa Rica, the public has been notified in Times-Georgian 
and the Douglas County Sentinel on July 29, 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: 
In response to the public notifications, no residents have contacted the City objecting to the proposed 
variances. 

 
 

G. Recommendations 
 

Planning and Zoning Commission's Recommendation:   
 
 

Staff recommends Approval with conditions: 
 

1. The subject property shall be limited to use as a truck freight terminal and related logistics/transportation 
operations. No other industrial use permitted under I-2 zoning shall be allowed without further review and 
approval by the Planning & Zoning Commission and City Council, unless and until the Future Development 
Map is amended to designate the subject site within an industrial-compatible district, at which time such 
Council approval shall no longer be required to change the use. 
 

2. All building, fire life safety, and zoning requirements shall be met in accordance with all applicable City 
codes and regulations. 
 
 

 
 

 































Rezoning Request :C-1 to I-2  
15051 Veterans Memorial Hwy

Applicant: East-West Express. Richard Cangemi, President and CEO
Case No.: RA-02-25. 
Address: 15051 Veterans Memorial Hwy.
Land Lot: 0145
Parcel: 01450250037
Acreage: 33+/-



Rezoning Request RA-02-25

• Applicant: East-West Express, Richard Cangemi, President and 
CEO.

• Request to rezone from C-1 (Commercial Low-Density) to I-2 
(Industrial Medium-Density).

• Purpose: Correct zoning to reflect existing truck freight terminal 
use.

• No development proposed. No changes to business operations or 
site conditions.







Existing Conditions

• Total acreage: 33.35 acres.
• Current zoning: C-1 (Commercial Low-Density).
• Use: Truck freight terminal with 12-acre gravel truck storage area.
• 2021 variance approved for gravel parking area instead of required 

hard surface.
• Driveway, building pad, maintenance, and customer parking areas 

are paved.



Surrounding Area

• Surrounded by C-1 zoning, but industrial uses dominate.
• South: Interstate 20 – major transportation corridor.
• North: Veterans Memorial Highway and parallel active railroad – 

buffer from sensitive uses.
• Nearby Uses: traffic signal contractor, construction company, 

Boat/RV storage, U-Haul rental.
• Rezoning aligns zoning map with existing operations.







Rezoning Review Criteria

• Comprehensive Plan: East Village character area – Commercial 
Corridor may include industrial activity

• Current Conditions: Area dominated by industrial uses
• Most Desirable Use: Industrial due to location and surrounding 

uses
• Property Values: No anticipated negative impact
• Responsible Growth: Aligns zoning with existing use



Public Notification



Staff Recommendation

Approval with conditions:

1. Limited to truck freight terminal and related logistics/transportation 
operations.

2. Other industrial uses require review unless Future Development Map 
is amended.

3. Compliance with all building, fire life safety, and zoning requirements.
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