
Individuals with disabilities who require certain accommodations in order to allow them to observe and/or 
participate in this meeting, or who have questions regarding the accessibility of the meeting or the facilities are 
required to contact the City Clerk at 678-840-1229 10 business days before the scheduled meeting to allow the 
City to make reasonable accommodations for those persons. 
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Holt-Bishop Justice Center, Municipal Courtroom, 101 Main Street 

 March 17, 2026 | 6:00 PM 
Meeting Call to Order (Chair Vivian Lyons) 
 
Adoption of the Agenda (Chair Vivian Lyons) 
 

A. Old Business 
 
1. Approval of minutes from 2/17/2026 
 

B. New Business 
 
1. Text Amendment. Ordinance to amend Appendix A: Developmental Regulations, 300. General 

Design Regulations, 302. Street Design Criteria, 304.10 Sidewalks. This ordinance will replace and 
repeal all conflicting ordinances. (Presented by Nic Griffin, Development Services Deputy 
Director.) This is a Public Hearing. 

 
2. Rezoning request submitted by Apex Nexus Investments, LLC. The request is to rezone the subject 

property from Agricultural Residential (AG) to Commercial Low-Density (C1). The property is 
located at 974 Dallas Highway (corrected), within Land Lot 208 of District 2, also known as Parcel 
Numbers V04 0130002, and is located within Carroll County, GA, Ward 3. The total property size is 
approximately 1.56 ± acres. (Presented by Shaun Myers, Planning and Zoning Administrator.) This 
is a Public Hearing. 

 
 Adjournment (Chair Vivian Lyons) 



City of Villa Rica 
 

 

 

 

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

Tuesday, February 17, 2026 | 6:00pm 
 
 

Meeting Called to Order Chair Vivian Lyons called the meeting to order at 6:00 pm.  
 
Present: Chair Vivian Lyons, Commissioner Anna McCoy, Commissioner Michelle Ruff and Vice Chair 
Hope Udombon 
 
Adoption of the Agenda  
  
 Commissioner Anna McCoy moved to adopt the agenda. 
 

      RESULT:  ADOPTED 4/0 
     MOVER:  Commissioner Anna McCoy 
     SECONDER:  Commissioner Michelle Ruff 

            AYES: Chair Vivian Lyons, Commissioner Anna McCoy, Commissioner 
Michelle Ruff and Vice Chair Hope Udombon 

 
A. Appointment of Board Offices, Chair and Vice Chair 

 
Commissioner Michelle Ruff moved to appoint Commissioner Vivian Lyons as Chair. 
 
      RESULT:  APPROVED 3/0 

     MOVER:  Commissioner Michelle Ruff 
     SECONDER:  Commissioner Anna McCoy 

                 AYES:  Commissioner Anna McCoy, Commissioner Michelle Ruff and  
    Vice Chair Hope Udombon 
 
Commissioner Michelle Ruff moved to appoint Commissioner Hope Udombon as Vice Chair. 
 
      RESULT:  APPROVED 3/0 

     MOVER:  Commissioner Michelle Ruff 
     SECONDER:  Commissioner Anna McCoy 

                 AYES:  Commissioner Anna McCoy, Commissioner Michelle Ruff and  
    Chair Vivian Lyons 
 

B. Old Business  
 
1. Approval of minutes from 1/20/2026 
 

     RESULT:  APPROVED  3/0 



     MOVER:  Commissioner Anna McCoy 
     SECONDER:  Chair Vivian Lyons 

            AYES: Chair Vivian Lyons, Commissioner Anna McCoy and Vice Chair Hope 
Udombon 

     * Commissioner Michelle Ruff abstained.   
C. New Business 

 
1. TA-01-26 Ordinance to amend Part II - Code of Ordinances, Appendix A - Developmental 

Regulations, 200. Application and Plan Review General Requirements pertaining to utility 
capacity, to include water and sewer utilities. This ordinance will replace and repeal all 
conflicting ordinances. 
 
Interim Deputy City Manager/ Utilities Director, John Bain, presented the item. 
 
Public Hearing:  Pamela Whyte spoke in opposition of the item.  
   Aleta Dobbs Farmer spoke in opposition of the text amendment.  
 
      RESULT:  APPROVED  4/0 

     MOVER:  Commissioner Anna McCoy 
     SECONDER:  Chair Vivian Lyons 

            AYES: Chair Vivian Lyons, Commissioner Anna McCoy, Commissioner 
Michelle Ruff and Vice Chair Hope Udombon 

 
2. RA-01-26 Rezoning request submitted by Apex Nexus Investments, LLC. The request is to 

rezone the subject property from Agricultural Residential (AG) to Commercial Low-Density 
(C1). The property is located at 974 Dallas Highway (corrected), within Land Lot 208 of District 
2, also known as Parcel Numbers V04 0130002, and is located within Carroll County, GA, Ward 
3. The total property size is approximately 1.56 ± acres. 
 
Planning and Zoning Administrator. Shaun Myers, presented the item. 
 
The applicant, Krish Patel, spoke in favor of the rezoning. 
 
Public Hearing: Pamela Whyte spoke in favor of the rezoning. 
   Aleta Dobbs Farmer spoke in favor of the rezoning. 
 
Commissioner Anna McCoy moved to table the item until the 3/17/2026 meeting to allow for an 
updated site plan to be provided by the applicant. 
 

     RESULT:  APPROVED  3/1 
     MOVER:  Commissioner Anna McCoy 
     SECONDER:  Chair Vivian Lyons 

            AYES: Chair Vivian Lyons, Commissioner Anna McCoy and Vice Chair Hope 
Udombon 

       NAYS:  Commissioner Michelle Ruff 
 
 Commissioner Michelle Ruff made a motion to approve the application for rezoning with staff  
 recommended conditions. There was no second and the motion died. 
  

 Adjournment- Commissioner Anna McCoy moved to adjourn at 7:50 pm. 

     RESULT:  ADJOURNED  4/0 



     MOVER:  Commissioner Anna McCoy 
     SECONDER:  Commissioner Michelle Ruff 
     AYES:              Chair Vivian Lyons, Commissioner Anna McCoy, Commissioner 

Michelle Ruff and Vice Chair Hope Udombon 
 
 
 
   _________________________________  ______________________________  
     Planning & Zoning Chair                 Community Development Director                                  
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304. Street Design Criteria. 

304.1 AASHTO Standards. Road design shall conform to AASHTO (American Association of State Highway and 
Transportation Official(s)) requirements as published in "A Policy on Geometric Design of Highways and 
Streets" 1994 edition as amended, unless otherwise noted herein.  

304.2 Minimum Design Speed and Maximum Grade. Minimum design speeds and maximum grades for proposed 
streets in the City of Villa Rica by street classification shall be as follows:  

Street Type  Maximum Allowable Grade  Minimum Required  
Design Speed  

Arterial  8%  55 MPH  
Major Collector  10%  45 MPH  
Minor Collection  15%  35 MPH  
Local  18%  25 MPH  
Alleys  12%  N/A  
Cul-de-sac  4%  N/A  

 

304.3 Minimum Street Grade. Minimum grade on cul-de-sacs shall be 1.5% to maintain 1% in curb line. Minimum 
street grade outside of cul-de-sacs shall be 1%.  

304.4 Site Distance at Entrances. 

A. Sight distance requirements along existing city roads shall be determined using the posted speed limit 
and the corresponding stopping sight distance as shown in Section 3.8 "Standard Details" Detail 3.8.06.  

B. The sight distance for crest and sag vertical curves is the distance measured along the roadway from a 
driver's eye 3.5 feet above the pavement to an object 6 inches high at the intersection as shown in 
Section 3.8 "Standard Details" Detail 3.8.06.  

C. The sight distance for horizontal curves is determined by the line of sight available 2.0 feet above the 
road surface. The sight distance is measured along the existing edge of pavement beginning at the 
centerline of the proposed entrance and ending where the line of sight intersects it. The line of sight is 
the projected line of visibility beginning at the entrance centerline and tangent to an obstruction 2.0 
foot above the road surface. Examples of obstructions are vegetation, ground cover, signs, existing 
topography, etc. (See Section 3.8 "Standard Details" Detail 3.8.07).  

304.5 Curves. 

A. Vertical Curves. The length of vertical cures, both crest and sag, shall be based upon the standards 
included in 3.4.04 and the following:  

For speed limits up to 40 mph:  LVC = (AxS2 )/1329  
Speed limits greater than 40 mph:  LVC = 2S - (132/A)  
Where:  
LVC = Length of Vertical Curve  
S = Sight Distance  
A = Algebraic difference of intersecting grades  
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B. Horizontal Curves. Streets shall be designed to have a centerline radius of curvature of no less than 
100'. Proposed minor collector streets shall have a minimum 300' centerline radius of curvature. All 
other streets horizontal curvature shall be designed according to AASHTO Standards.  

Tangent distance between reverse curves shall be as follows:  
Major Collectors  300 feet  
Minor Collectors  200 feet  

 

304.6 Street Cross-Section. 

A. Street cross-sections shall be as shown in Section 3.8 "Standard Details" Detail 3.8.01.  

B. Curb and Gutter shall be as shown in Section 3.8 "Standard Details" Detail 3.8.09.  

C. Cul-de-sac radius shall be as shown in Section 3.8 "Standard Details" Detail 3.8.02 for residential 
applications and 3.8.03 for commercial applications.  

304.7 Street Paving. Pavement thickness for streets shall be as specified in Section 3.8 "Standard Details" 3.8.01.  

A. "GAB" refers to Graded Aggregate Base as specified in the Georgia DOT in Standard Specifications 
Section 815.  

B. "Type B" refers to Type B Asphalt concrete as specified in the Georgia DOT in Standard Specifications 
Section 828.  

C. "Type E" refers to Type E Asphalt concrete as specified in the Georgia DOT in Standard Specifications 
Section 828.  

D. "Type F" refers to Type F Asphalt concrete as specified in the Georgia DOT in Standard Specifications 
Section 828.  

E. All local commercial/industrial and minor collector commercial/industrial streets shall have the same 
paving section as the major collector street type.  

304.8 Dam Supporting Road. No City street shall be designed to cross an existing or proposed dam that is regulated 
by the Safe Dams Act.  

304.9 Curb and Gutter. Curb and gutter shall be required on all paved streets. (See "Standard Details" Detail 
3.8.09).  

304.10   Sidewalks. 

A.      Sidewalks shall be required on at least one side of all new streets for building construction within an existing 
subdivision or on an existing street. For new building construction, they shall be required on all Street 
frontage. 

B.      Sidewalks shall be constructed in accordance with Section 3.8 "Standard Details" Detail 3.8.15 and located as 
shown in Detail 3.8.14. 

C.      Sidewalks shall be backfilled and landscaped. 

D.      Sidewalks shall include handicap ramps at all street intersections to meet the Americans with Disabilities Act 
(ADA) requirements. See Section 3.8 "Standard Details" Detail 3.8.16. 

E.      In remote areas of the City where no sidewalks exist, the City has established a "payment-in-lieu-of-Sidewalk 
Bank Program fund. With the approval of the City Manager or his/her designee , developers may opt out of 
installing sidewalks and pay this cost to the City’s Sidewalk Bank Program fund. This fund is used to construct 
sidewalks in areas of the City that are far less remote. 
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F.      The monetary value of the sidewalk improvements shall be $60 per linear foot. The valuation shall consist of 
the cost of the materials, the cost of installation, and the cost of two (2) years of maintenance.  

304.10 Sidewalks. 

A. Sidewalks shall be required on at least one side of all new streets. In addition, they shall be required on 
all existing streets where new building construction occurs if required by the Community Development 
Department. In addition, they shall be required on all existing streets where new building construction 
occurs if required by the Community Development Department.  

B. Sidewalks shall be constructed in accordance with Section 3.8 "Standard Details" Detail 3.8.15 and 
located as shown in Detail 3.8.14.  

C. Sidewalks shall be backfilled and landscaped.  

D. Sidewalks shall include handicap ramps at all street intersections to meet the Americans with 
Disabilities Act (ADA) requirements. See Section 3.8 "Standard Details" Detail 3.8.16.  

E. In remote areas of the City where no sidewalks exist, the City has established a "payment-in-lieu-of-
sSidewalks Bank Program fund. With the approval of the Public Works Department City Engineer, 
developers may opt out of installing sidewalks and pay this cost to the City’s sSidewalk Bank Program 
fund. This fund is used to construct sidewalks in areas of the City that are far less remote.  

F. The monetary value of the sidewalk improvements shall be determined by the City Engineer according 
to industry standards at the time of development at a cost of $60 per linear foot or market value, 
whichever is greater.  The valuation shall consist of the cost of the materials, the cost of installation, 
and the cost of two (2) years of maintenance.   

 

304.11 Traffic Signs. The design professional shall show the location of all required traffic signs. The developer 
shall furnish and install all street signage in the project. Unless otherwise noted, design of traffic signs shall 
conform to the Manual on Uniform Traffic Control Devices (MUTCD), Latest Edition, published by the United 
States Government Printing Office.  

304.12 Street Lighting. Street lighting shall be required on all streets as specified by the power company servicing 
the subdivision. The developer or sub-divider shall bear the costs for all monthly street light charges for a full 
year payable in advance at the time of Final Plat approval. The developer or sub-divider shall also pay for any 
and all "up-front" costs related to street light equipment before the Final Plat is approved. Fees for street 
lights for all new developments requiring public lights will automatically be set up in the City of Villa Rica's 
name at the time of installation.  

304.13 Utility Locations. All utility locations shall correspond to the typical layout shown in Section 3.8 "Standard 
Details" Details 3.8.12 and 3.8.13.  

 



CITY OF VILLA RICA 
Planning and Zoning Commission  

Agenda Item Cover Sheet 

SUBJECT: Rezoning request submitted by Apex Nexus Investments, LLC. The request is to rezone the 
subject property from Agricultural Residential (AG) to Commercial Low-Density (C1). The property is 
located at 974 Dallas Highway (corrected), within Land Lot 208 of District 2, also known as Parcel 
Numbers V04 0130002, and is located within Carroll County, GA, Ward 3. The total property size is 
approximately 1.56 ± acres. This is a Public Hearing. 

WORK SESSION DATE:  N/A 

MEETING DATE:  March 17, 2026 

PREPARED BY:  

PUBLIC HEARING:         

Shaun Myers, Planning and Zoning Administrator  

YES 

PURPOSE: 

The applicant requests approval of a rezoning from AG (Single-Family Agricultural) to C-1 
(Commercial, Low-Density) to allow development of a filling station with a convenience store, gasoline 
fueling canopy, and approximately 1,200 square feet of attached white-box retail space. 

STAFF UPDATE SINCE TABLING: 

A revised site plan was received by staff on Monday, March 9th. While the updated plan increases the 
buffer along the eastern property line to 30 feet adjacent to the residential property, several new 
compliance issues have been identified because of that revision. The revised layout shows a fire 
access lane narrowed to approximately 17 feet, where a minimum width of 20 feet is required per fire 
code, and a minimum 24 feet is required per the City’s code. Also, the required 20-foot parking area 
landscaping buffer along Dallas Highway is not provided as required. The plan also does not show 
the location of the septic field, nor stormwater management facilities, nor the required deceleration 
lane along Dallas Highway. The City Engineer has indicated that a 150-foot deceleration lane with a 
50-foot taper is required, which is not reflected on the revised plan.

Staff is concerned that the current proposal would require multiple variance approvals due to several 
site plan elements that deviate from minimum development standards or are not shown at all. This 
raises questions about the site’s ability to accommodate the proposed use in full compliance with 
the City’s zoning ordinance. 



 
BACKGROUND:  
 
A prior rezoning request (RA-04-23) to allow development of a fueling station on the subject property 
was denied by City Council on May 9, 2023. The subject property is located along Dallas Highway 
between the two recently constructed roundabouts. Surrounding land uses include commercial 
development to the west (Dollar General), occupied residential to the east, undeveloped AG zoning to 
the north, and vacant commercially zoned property to the south across Dallas Highway. The property 
is located within the Miner’s Village Future Development Area and along a designated Commercial 
Corridor in the City of Villa Rica Comprehensive Plan. 
 
The proposed development would introduce a high-impact, auto-oriented commercial use at a 
location better suited for low-intensity commercial uses. The development proposes inter-parcel 
connectivity and frontage sidewalks; however, the site plan does not demonstrate compliance with 
the required 30-foot landscaped buffer adjacent to existing residential development. The proposal 
also relies on an on-site septic system and will require additional traffic analysis and GDOT access 
approvals. 
 
IMPACT:  
 
STAFF RECOMMENDATION:  
 
Staff recommend DENIAL of the requested rezoning. While commercial zoning is generally supported 
along the Dallas Highway corridor, the proposed gasoline filling station presents compatibility 
concerns due to its operational intensity and proximity to adjacent residential use. The site plan does 
not demonstrate compliance with Comprehensive Plan’s design principles for commercial corridors, 
nor certain minimum zoning and development standards, nor minimum Fire Access Lane standards, 
and presents limitations related to traffic and access management as the required deceleration lane 
is not provided. 
 
Staff recommend DENIAL. Should approval be considered, staff propose the following 
conditions: 
 

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

2. Prior to issuance of any land disturbance or building permits, the applicant shall submit 
a site plan compliant with all zoning and development standards, and includes the 
required 150-foot deceleration lane with a 50-foot taper along Dallas Highway: 
 

3. A detailed site plan prepared and sealed by a licensed engineer, consistent with the 
conceptual site plan dated 1/28/2026, shall be submitted for review and approval, prior 
to issuance of a land disturbance permit. 
 

4. A detailed landscape plan prepared and sealed by a licensed landscape architect shall 
be submitted for review and approval in accordance with Section 7.05 (Landscaping 
Standards) prior to issuance of a land disturbance permit. 
 

5. Prior to issuance of a certificate of occupancy, the applicant shall provide an inter-parcel 
access easement and construct a vehicular connection to the adjacent commercial 



property to the west (Dollar General), in a location and manner approved by the 
Community Development Department and City Engineer. The easement shall be 
recorded and shown on all final site and civil plans. 

 
6. A traffic impact study shall be submitted with civil construction plans. Any 

recommended roadway, access, or traffic control improvements shall be implemented 
or guaranteed, as determined and approved by the City Engineer. 

 
7. All access to Dallas Highway shall be subject to Georgia Department of Transportation 

(GDOT) review and approval, if required. GDOT permits shall be obtained prior to 
construction, if required.  

 
8. Final driveway locations, spacing, and access type (including any right-in/right-out 

restrictions) shall be subject to City Engineer and GDOT approval (if required). 
 

9. The proposed development shall comply with all City utility requirements. Any use of on-
site septic system shall be subject to approval by the appropriate regulatory health 
agencies. Connection to public sewer shall be required when and if service becomes 
available, in accordance with City’s ordinance. 

 
 
Planning and Zoning Commission's Recommendation:   
 
 
 
MOTION:   
 
I move to deny the request to rezone the property located at 974 Dallas Highway (Parcel Number V04 
0130002) from AG (Single-Family Agricultural) to C-1 (Commercial, Low-Density). 
 
 
Or should approval be considered: 
 
I move to approve the request to rezone the property located at 974 Dallas Highway (Parcel Number 
V04 0130002) from AG (Single-Family Agricultural) to C-1 (Commercial, Low-Density), subject to the 
nine (9) conditions recommended by staff. 

















Front Elevation Rendering 
 
 

 

 

 

  



























Rezoning  Request: AG (Single-Family 
Agricultural) to C-1 (Commercial Low-Density)

Applicant: Apex Nexus, LLC

Case No.: RA-01-26. 

Address: 974 Dallas Highway

Parcel: V04 0130002

Acreage: 1.56 acres+/-



Background and History

• Prior rezoning request (RA-04-23) denied May 9, 2023.
• Located on Dallas Hwy between the new roundabouts.
• Occupied home adjacent to the east.
• New Dollar General adjacent to the west. 
• Dollar General rezoned from AG to C-1 in 2021 



Proposed Development

• 4,650 SF convenience store.
• 1200 SF of white-box retail attached to convenience store.
• 4,550 SF fuel canopy with 3 islands (6 pumps).
• On-site septic proposed (no public sewer)
• Primary access from Dallas Hwy with inter-parcel access through 

Dollar General. 











Traffic Impact Study

Projected Trip Generation for this Fueling Station:  

• 119 AM peak hour trips
• 115 PM peak hour trips
• 2,442 daily trips 

GDOT AADT (2023):

• 16,300 vehicles per day on Dallas Hwy

Minimum driveway spacing: 150 feet (GDOT standard)

• Existing nearby driveways may affect design

Minimum sight distance required: 390 feet 
• Certification recommended prior to access 

design.

Must comply with all GDOT access design standards:
• Turn lane storage & taper lengths
• Driveway spacing & geometry
• Sight distance certification



Comprehensive Plan Consistency

• The proposed high-impact fueling station does not align with Comprehensive 

Plan’s intent to protect adjacent residential uses.

• Located within the Miner’s Village Future Development Area.

• Commercial Corridor land use designation supports commercial development.

• Commercial Corridor emphasizes traffic safety, and compatibility with 

surrounding land uses.

• Green Space Design Principle requires adequate screening from residential.

• The proposed site plan provides a 10-foot buffer where a 30-foot Type 3 buffer 

is required, limiting the ability to achieve the intended residential separation.



Comprehensive Plan



Rezoning Review Criteria

• The operational intensity of a fueling station is incompatible with existing 
residential.

• Adequate screening between commercial and residential use not provided.

• Does not fully align with Comprehensive Plan’s residential protection objectives.

• Site constraints limit ability to provide required 30-foot separation.

• Does not support responsible growth. Site better suited for low-intensity 
commercial uses.



Staff Recommendation 

Staff recommends DENIAL. 
Conditions proposed if approval is considered:
 

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

2. Prior to issuance of any land disturbance or building permits, the applicant shall either: 
 

i. Revise the site and landscape plans to fully comply with the Type 3 buffer yard requirement (30 feet) 
along the eastern property line adjacent to residential zoning; or 

ii. Obtain approval of a variance from the City Council for any reduction in the required buffer yard width. 
 

3. A detailed site plan prepared and sealed by a licensed engineer, consistent with the conceptual site 
plan dated 1/28/2026, shall be submitted for review and approval, prior to issuance of a land 
disturbance permit. 
 

4. A detailed landscape plan prepared and sealed by a licensed landscape architect shall be submitted for 
review and approval in accordance with Section 7.05 (Landscaping Standards) prior to issuance of a land 
disturbance permit. 



Staff Recommendation 

Staff recommends DENIAL.  
(Continued) Conditions proposed if approval is considered:
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Villa Rica City Hall 
571 W. Bankhead Hwy 
Villa Rica, GA 30180 
T: 678.840.1238 
F: 770.459.7003  
www.villarica.gov 

Staff Report RA-01-2026                                  
 
Applicant: Apex Nexus Investments, LLC. Owner: Krish Patel 
Address: 974 Dallas Highway 
Land Lots: 0143, 0146   
Parcel: V04 0130002 
Acreage: ±1.56 acres 
Ward: 3 
City Council Member: Stephanie Warmoth 
Planning Commission Member: Anna McCoy 
City of Villa Rica/Carroll County 

 
 
The applicant, Apex Nexus Investments, LLC, requests rezoning of Parcel V04 0130002 from AG (Single-Family 
Agricultural) to C-1 (Commercial Low-Density), to develop approximately 1.56 ± acres located at 974 Dallas 
Highway.  
 
The request is intended to allow the development of a filling station with a convenience store, gasoline fueling 
canopy, and white-box retail space. The proposed use is a high-impact, auto-oriented commercial use. Such uses 
generate frequent vehicle trips and turning movements, extended hours of operation, and elevated noise and 
lighting levels. A gasoline filling station generates activity levels that exceed those of typical low-intensity 
commercial uses, particularly when located adjacent to residential development.  
 
The following documents, which were submitted in support of the Application, have been reviewed:  
  

1. Rezoning Application, submitted by Apex Nexus Investments, LLC (5 pages). 

2. Statement of Intent (1 page). 

3. Site Plan, prepared by Maria Cooper, revision submitted on January 28, 2026 (1 page). 

4. Boundary Survey, prepared by DES, dated May 9, 2025 (1 page). 

5. GDOT Historic Traffic Count data sheet, for the subject location. 

6. Soil Survey and Report, prepared by DES, dated June 2, 2025 (3 page). 

7. Front elevation and Fuel Center rendering (2 pages). 

8. Limited Warranty Deed dated November 19, 2025. (2 pages) 

9. Commercial Water Capacity Letter of Availability, dated August 11, 2025 (1 page). 

 
 
 
 

 

http://www.villarica.gov/
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A. Background   
 
A prior rezoning request (RA-04-23) was denied by City Council on May 9, 2023. The previous proposal also sought 
to rezone the property from AG to C-1 to allow the development of a fueling station.  The denial was based on a 
determination that a fueling station was not the highest and best use of property at that time, despite the 
Comprehensive Plan generally supporting commercial zoning along the Dallas Highway corridor. 
 
The new applicant has revised the development proposal and updated the site plan to address concerns identified 
during the prior review process. Notably, the revised site plan demonstrates inter-parcel access to adjacent 
properties on both sides of the site, improved driveway location, as well as proposes sidewalks along the frontage. 
 

 

 FIGURE 1. AERIAL MAP. 974 DALLAS HWY. 

 
Surrounding Properties:  
  
The subject property consists of a single parcel with frontage along Dallas Highway and is currently developed 
with a detached single-family home. The location is in between the newly developed roundabouts on Dallas 
Highway. Surrounding development includes commercial uses to the west (Dollar General) and residential 
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use to the east.  The property to the north is zoned AG (Single-Family Agricultural) and is undeveloped. 
Undeveloped commercial zoning prevails to the south across Dallas Hwy. 

TABLE 1. SURROUNDING LAND USES 

 Current Zoning                                                Land Use 

North  AG (Single-Family Agricultural) Undeveloped  

East      AG (Single-Family Agricultural) Residential 

South  C-1 (Commercial Low-Density) Undeveloped 
West     C-1 (Commercial Low-Density) Commercial (Dollar General) 

 

B. Proposed Development 

The applicant proposes redevelopment of the ±1.56-acre parcel with a single-story convenience store containing 
approximately 4,650 square feet of floor area, along with a 4,550 square feet gasoline fueling canopy consisting of 
six (6) fuel pumps arranged on three (3) fueling islands. The development includes an additional 1,200 square feet 
of white-box retail space, attached to the convenience store building. 
 
The site plan proposes inter-parcel vehicular access to the adjacent properties on both the east and west, which is 
consistent with access management best practices. The primary access point is along Dallas Highway. Final access 
design, driveway configuration, and any required access restrictions will be subject to GDOT and City Engineer 
review and approval during the permitting process. The City Engineer has advised that a traffic study must be 
submitted with civil plans, and that GDOT would be involved in the permitting and access approval process. 
 
Sidewalks are proposed along the entire frontage of the property, consistent with existing sidewalks along the Dollar 
General frontage.   
 
Public sanitary sewer is not available to the site. The applicant proposes to utilize the existing on-site septic system, 
which will require inspection and approval by the Environmental Health Department and verification that the system 
is adequately sized for the proposed use. Upgrades may be required if deficiencies are identified. The septic field is 
not shown on the site plan. Stormwater management facilities are not shown on the site plan. 
 

C.  Zoning Ordinance Compliance 
The submitted site plan proposes a 10-foot landscape buffer along the side property line adjacent to an 
existing residential use. However, a 30-foot landscape buffer is required to comply with use separation 
standards. 

Section 7.05 of the Zoning Ordinance requires wider landscaped buffers where new commercial 
development is located adjacent to existing residential uses to provide adequate separation, visual 
screening, and to reduce potential land use conflicts. In accordance with Table 7.8 (Applicable Buffer Yard 
Types) and Table 7.9 (Buffer Yard Types Description), a Type 3 buffer is required when new commercial 
development abuts residential zoning. A Type 3 buffer requires a minimum 30-foot landscaped buffer. 
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The site plan would need to be revised to demonstrate a 30-foot landscape on the side adjacent to 
residential or seek a variance approval from the buffer yard standards of the Zoning Ordinance. 

 

   
FIGURE 2. SITE PLAN. 974 DALLAS HWY. 

 

 
FIGURE 3. RENDERING. FRONT ELEVATION. 
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FIGURE 4. VILLA RICA ZONING MAP 
 
 

 
FIGURE 5. VILLA RICA FUTURE DEVELOPMENT MAP 



RA-01-26 
974 Dallas Highway 

Apex Nexus Investments, LLC. 
 
 

  

6 
 

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 is located within the Miner’s Village Future Development Area as designated in the City of Villa 
Rica Comprehensive Plan. Within Miner’s Village, the Comprehensive Plan identifies Commercial Corridor as an 
appropriate land use category for properties located along arterial roadways. The Commercial Corridor designation 
is intended to accommodate commercial development while emphasizing coordinated access, traffic safety, and 
compatibility with surrounding land uses.  
 
In addition to supporting commercial activity along major corridors, the Comprehensive Plan establishes Design 
Principles for Commercial Corridors. Under the Green Space design principle, development is expected to 
incorporate formal landscaping and adequate screening between commercial uses and adjacent residential areas. 
The intent is to ensure that commercial development does not encroach upon or adversely impact nearby residential 
uses. 
 
While the requested rezoning to C-1 aligns with the general Commercial Corridor land use designation, the proposed 
site plan provides only a 10-foot landscaped buffer adjacent to existing residential use, where the Zoning Ordinance 
requires a minimum 30-foot Type 3 buffer to achieve appropriate screening and separation. The inability to provide 
the required landscaped buffering between commercial and residential undermines the Comprehensive Plan’s 
stated objective of protecting adjacent residential areas through adequate screening and transitional design. 
 
Additionally, the proposed gasoline filling station represents a high-impact, auto-oriented commercial use whose 
operational characteristics intensify the need for adequate buffering. As proposed, the development does not fully 
align with the Comprehensive Plan’s design principles intended to mitigate land use conflicts along Commercial 
Corridors. 
 
ii. Current conditions and the character of current structures and uses in each district.  
 
The subject property has a vacant house and is located between the new roundabouts on Dallas Highway. The area 
has new roadway infrastructure and developable property to support increased commercial activity in the future. 
Surrounding land uses include an occupied home to the east, a new Dollar General to the west, undeveloped AG-
zoning to the north, and vacant commercially zoned properties to the south across Dallas Highway. The corridor’s 
evolving character reflects a transition from rural residential to mixed commercial uses, particularly along the Dallas 
Highway frontage. 
 
The new Dollar General was rezoned in July 2021 from AG (Single-Family Agricultural) to C-1 (Commercial Low-
Density). This retail store is located on a corner lot, with vehicular access from the side street (Herrell Street) rather 
than directly from Dallas Highway, and the required 30-foot use separation buffer is provided where required. 
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iii. The most desirable use for which the land in each district is adapted.  
 

Due to the property’s frontage on an arterial roadway, parcel size, and proximity to existing commercial 
development, the site is physically suited for low-intensity commercial uses permitted within the C-1 zoning 
district. However, the proposed convenience store with fuel sales represents a high-impact, auto-oriented 
commercial use that generates activity levels, traffic, lighting, and operational impacts that are incompatible 
with the site’s immediate proximity to existing residential development. 
 
While the Zoning Ordinance requires a minimum 30-foot buffer yard to mitigate such impacts, the site’s 
constraint limits the ability to provide the required separation. As a result, the proposed use is not appropriate 
for this location and does not represent a compatible transition between commercial and residential uses. 
 
iv. The conservation of property values throughout the jurisdiction; and  

 
The proposed rezoning could adversely affect surrounding residential property values. Commercial development is 
already established along portions of the Dallas Highway corridor, and the proposed site layout incorporates access 
management through the proposed inter-parcel connectivity to Dollar General. However, the buffering and 
landscaping proposed on the east boundary is non-compliant and insufficient to reduce potential impacts to the 
adjacent residential property. The code requires a 30-foot landscaped buffer adjacent to existing residential, but 
only a 10-foot buffer is proposed. 
 
v. Responsible development and growth. 

 
Responsible development and growth require that new commercial uses be compatible with adjacent land uses and 
capable of meeting applicable buffering, infrastructure, and access standards. Although the applicant has revised 
the site plan to demonstrate inter-parcel connectivity, the proposal continues to present land use conflicts with the 
adjacent residential property. The site plan does not demonstrate compliance with required buffer yard standards, 
and the proposed fueling station does not represent an appropriate low intensity use at this location. 
 
E. Comments 
No additional comments. 
 

 
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 January 20, 2026, and on February 5, 2026. A sign has been posted on the 
subject properties; and the abutting property owners have been sent notification via mail.  

 
Public Response: 
In response to the public notifications, no residents have contacted the City objecting to the proposed 
rezoning. 
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G. Recommendations 

The subject property is located within the Miner’s Village Future Development Area and along a designated 
Commercial Corridor where commercial zoning is appropriate in general, however, the proposed use presents 
compatibility concerns due to its operational intensity and proximity to existing residential development. As 
proposed, the site plan limits the ability to provide adequate buffering to surrounding residential. Additionally, 
neither the septic field nor stormwater management facilities are shown on the site plan; both are required for the 
proposed development. 

The staff recommendation is for denial, but should the City Council consider approval, staff has provided conditions 
to directly address the various concerns raised by this proposal, particularly related to inter-parcel access, buffering 
to adjacent residential, septic system, stormwater management, traffic impacts, and access management. 

 
Staff recommend DENIAL. Should approval be considered, staff propose the following conditions: 
 

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

2. Prior to issuance of any land disturbance or building permits, the applicant shall either: 
 

i. Revise the site and landscape plans to fully comply with the Type 3 buffer yard requirement (30 feet) 
along the eastern property line adjacent to residential zoning; or 

ii. Obtain approval of a variance from the City Council for any reduction in the required buffer yard width. 
 

3. A detailed site plan prepared and sealed by a licensed engineer, consistent with the conceptual site 
plan dated 1/28/2026, shall be submitted for review and approval, prior to issuance of a land 
disturbance permit. 
 

4. A detailed landscape plan prepared and sealed by a licensed landscape architect shall be submitted for 
review and approval in accordance with Section 7.05 (Landscaping Standards) prior to issuance of a land 
disturbance permit. 
 

5. Prior to issuance of a certificate of occupancy, the applicant shall provide an inter-parcel access easement 
and construct a vehicular connection to the adjacent commercial property to the west (Dollar General), in a 
location and manner approved by the Community Development Department and City Engineer. The 
easement shall be recorded and shown on all final site and civil plans. 

 
6. A traffic impact study shall be submitted with civil construction plans. Any recommended roadway, access, 

or traffic control improvements shall be implemented or guaranteed, as determined and approved by the 
City Engineer. 

 
7. All access to Dallas Highway shall be subject to Georgia Department of Transportation (GDOT) review and 

approval. Required GDOT permits shall be obtained prior to construction. 
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8. Final driveway locations, spacing, and access type (including any right-in/right-out restrictions) shall be 
subject to City Engineer and GDOT approval. 

 
9. The proposed development shall comply with all City utility requirements. Any use of on-site septic system 

shall be subject to approval by the appropriate regulatory health agencies. Connection to public sewer shall 
be required when and if service becomes available, in accordance with City’s ordinance. 

 
 

 
Planning and Zoning Commission's Recommendation:   
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Introduction 

 

This preliminary study was created from an analysis of the existing conditions and traffic impact 

from the proposed development of a convenience store located at 974 Dallas Highway in Villa Rica, 

Georgia (the “subject property”).  The proposed development consists of a 4,650 square feet 

convenience store with 12 gas fueling positions, and Figure 1 shows the proposed location of the 

project.  The project is within the City of Villa Rica for permitting purposes. 

 

 
 

Figure 1 - Site Location Map 

 

 

 

Zoning  

 

The subject property is currently zoned C1 – Commercial Low-Density, and it is our opinion that 

this is an appropriate zoning for the intended use based on a reading of The Code of Ordinances of 

the City of Villa Rica, Georgia. 
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Trip Generation 

 

The volume of traffic that will be generated by the proposed development was calculated using the 

information provided in the Institute of Transportation Engineers (ITE) Trip Generation Manual, 

12th Edition (the current edition).  ITE Land Use 945 – Gasoline/Service Station with Convenience 

Market was determined to be representative of the proposed development. Based on this data and 

using 16 fueling positions, it is determined that the proposed development will generate 2,442 total 

daily trips with 119 morning peak hour trips and 115 evening peak hour trips.  See Figure 2 for the 

project’s site plan. 

 

 
 

Figure 2 - Project Site Plan 
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Existing Transportation Facilities 

 

This analysis was performed to determine the impact to the traffic on Dallas Highway (aka SR# 61) .  

The project site is located on a portion of this arterial roadway that generally runs east-west.  In the 

vicinity of the site, the roadway has one through travel lane in each direction, and the site lies in a 

section that has a roundabout located within ±400 linear feet in each direction.  The terrain is 

generally flat with a posted 35 mph speed limit in the vicinity of the site.  Within close proximity to 

the project site, Dallas Highway provides access to a mix of land uses including single-family homes, 

medical, other retail uses.  It is noted that Georgia DOT recorded an Average Daily Traffic (ADT) 

volume of 16,300 vehicles per day on Dallas Highway approximately 400 linear feet east of the 

subject property.  Figure 3 provides count location and data from Georgia DOT . 

 

Scheduled Transportation Improvements 

 

Aside from the two roundabouts that were recently constructed within the vicinity of the subject 

property, no other transportation infrastructure projects were identified that would affect traffic 

within close proximity of the project site. 
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Figure 3 - Georgia DOT Count Location & Data 
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Driveway Spacing Requirements 

 

Based on Georgia DOT’s Regulations for Driveway and Encroachment Control Manual, Version 

5.8, a minimum driveway spacing of 150 linear feet must be maintained.  It is noted that several 

single-family residential driveways exist along Dallas Highway within close proximity to the site 

along with the intersections of Herrell Road, Industrial Boulevard, and Punkintown Road.  Due to 

this, it our opinion that the project may be required to have right-in/right-out only (RIRO) access.  

It is recommended that the developer consult with Georgia DOT to determine access options prior 

to the start of design documents.  Figure 4 shows Georgia DOT spacing criteria for this project. 

 

 
 

Figure 4 - GDOT Spacing Criteria for Driveways 
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Sight Distance Requirements 

 

Based on Georgia DOT’s Regulations for Driveway and Encroachment Control Manual, Version 

5.8, a minimum sight distance of 390 feet must be maintained from the proposed access based on a 

35 mph posted speed limit.  Based on preliminary investigation, this appears to be feasible for the 

subject property, but please note that must be certified on the permitted plan documents from a 

“vehicle” stopped 15 feet off the travel lane using an eye and object height of 3.5 feet.  It is required 

that access to the subject property meet the required sight distance without sight obstruction for the 

posted speed limit even if traffic signals or other controls are in place. Please refer to Figure 5 for 

Georgia DOT Intersection Sight Distance requirements. 

 
 

Figure 5 - GDOT Intersection Sight Distance Table 
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Conclusion 

 

This study assesses the traffic impact of a proposed convenience store with gas fueling stations in the 

City of Villa Rica.  The subject property is located on the north side of Dallas Highway (aka SR# 

61), and the proposed development will seek one access that may be required to be right-in/right-out 

only. 

 

Please note that this study was prepared only for the entity referenced on the cover page of this 

report, is limited to the development proposed at the time that this study was being produce, and 

does not extend to any third party.  The following is a summary of the findings and 

recommendations of this study: 

 

1) The proposed convenience store development will generate 119 trips in the morning peak 

hour, 115 trips in the evening peak hour, and 2,442 total daily trips. 

 

2) Georgia DOT recorded an AADT of 16,300 vehicles per day on Dallas Highway just east of 

the subject property in 2023. 

 

3) Sections of pedestrian sidewalks are provided along the frontages of newer development 

along Dallas Highway, and it is assumed that sidewalks may be required for your project. 

 

4) There were no dedicated bicycle lanes or paths observed along roadways in the area. 

 

5) Minimum driveway spacing for this project was identified as 150 feet based on Georgia 

DOT requirements.  Some private driveways and other traffic features exist closer than that 

distance to the subject property and may affect the design of the subject property. 

 

6) Minimum sight distance for the proposed access to the subject property was identified as 390 

feet based on Georgia DOT requirements.  While it appears that available sight distance 

exceeds the minimum standard, it is recommended that sight distance be certified prior to 

access design. 

 

7) The project must be designed to comply with all applicable design standards at the project 

access including sight distance(s), driveway spacing, turn lane storage and taper lengths, 

driveway widths and radii, grading, and all other required design details.
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