
 
 

Planning Commission 
 

AGENDA 
 

Tuesday, August 19, 2025 
6:00 PM 
City Hall 

 

 
I. CALL TO ORDER 

II. ROLL CALL 

III. APPROVAL OF AGENDA 

IV. MINUTES OF PREVIOUS MEETING 

1. Previous Minutes - June 17, 2025 

V. REPORT FROM CODE ENFORCEMENT OFFICER 

VI. OLD BUSINESS 

VII. NEW BUSINESS 

1. Certificate of Appropriateness-CDO #3861 - 250 Hwy 138, Tokyo Commercial 

2. Conditional Use #3904 - 1108 E. Church St. - Self-Service Laundromat 

VIII. ADJOURNMENT 
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MONROE PLANNING COMMISSION 
MEETING MINUTES – JUNE 17, 2025 

Present: Chairman Mike Eckles, Shauna Mathias, Kim Jolly, Randy Camp, Rosalind 

Parks 

Absent: None  

Staff: Brad Callender – City Planner 

Kaitlyn Stubbs – Executive Assistant 

Visitors: Nan Wilcox, Blake Barton 

Call to Order: 

Chairman Eckles called the Planning Commission meeting to order at 6:00 pm. 

Approval of Agenda: 

Chairman Eckles called for a motion to approve the agenda; 

      Motion Mathias, 

      Second Parks. 

      Motion carried unanimously 

Minutes of Previous Meeting(s): 

Chairman Eckles asked if everyone has reviewed the May 20, 2025 minutes and asked if there 

are any changes, corrections or additions. Commission members responded there were none. 

Chairman Eckles called for a motion to approve the May 20, 2025, minutes; 

      Motion Camp, 

      Second Parks. 

      Motion carried unanimously 

Report from Code Officer: 

Nothing to report 

Old Business: 

None 

New Business:  

The First Item of Business: Rezone #3816 – 1521 S. Broad St. B-3 

Brad Callender presented both the rezone and the next item on the agenda, a conditional use 

approval request, at the same time due to both requests being involved with the same 

property. Mr. Callender described the existing property location, zoning, and proposed use of 

a convenience store with fuel pumps. Mr. Callender further described the site plan details and 

indicated they already have GDOT approval for the entrance to the site. Mr. Callender 

indicated the request is for a project that previously received all necessary City approvals for 

CDO COA and site development but those had expired. Mr. Callender explained the purpose 

of the current request was due to a modification to the zoning ordinance now making the 

proposed use conditional in the B-3 zoning district, which is now the basis for the request to 

rezone to B-3 and further request for conditional use approval to allow a convenience store 

with fuel pumps. Mr. Callender presented the staff’s recommendation of approval of the 

rezone and conditional use as submitted without conditions.  

Chairman Eckles asked if anyone was present to speak or represent in favor of the application. 

Nan Wilcox with Carter Harkleroad Group was present to speak on behalf of the applicant. 
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Ms. Wilcox stated the covid pandemic caused delays in moving forward with the project due 

to construction and materials shortages but now they can recommit to the project.   

Chairman Eckles asked if anyone was present to speak against the application. There was 

none. Chairman Eckles asked if Commission members had any questions or discussion. 

Commission members responded there was none. 

Chairman Eckles called for a motion to approve the rezone; 

      Motion Mathias, 

      Second Parks. 

      Motion carried unanimously 

The Second Item of Business: Conditional Use #3817 – 1521 S. Broad St. – Convenience 

Store with Gas Pumps  

Chairman Eckles called for a motion to approve the conditional use; 

      Motion Mathias, 

      Second Parks. 

      Motion carried unanimously 

Adjournment: 

Chairman Eckles entertained a motion to adjourn;  

      Motion Mathias, 

      Second Parks, 

      Meeting adjourned, 6:08 pm. 
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CITY OF MONROE 
PLANNING & ZONING 

CERTIFICATE OF APPROPRIATENESS 
STAFF REPORT 

APPLICATION SUMMARY 

CERTIFICATE OF APPROPRIATENESS CASE: 3861 

DATE: August 14, 2025 

STAFF REPORT BY: Brad Callender, Planning & Zoning Director 

APPLICANT NAME: KHMJ, LLC/Mi-Kyung Pyun 

PROPERTY OWNER: KHMJ, LLC 

LOCATION: West side of Hwy 138 – 250 Hwy 138 

ACREAGE: ±8.41 

EXISTING ZONING: B-3 (Highway Commercial District) 

EXISTING LAND USE: Restaurant, bakery, and undeveloped 

ACTION REQUESTED: The owner is petitioning for a Certificate of Appropriateness to allow 
for expansion of the existing parking lot.     

STAFF RECOMMENDATION: Staff recommendation is approval of this Certificate of 
Appropriateness request subject to one condition.  

DATE OF SCHEDULED MEETING 
 PLANNING COMMISSION: August 19, 2025 

REQUEST SUMMARY 

CERTIFICATE OF APPROPRIATENESS REQUEST SUMMARY:  

 The applicant is requesting a Certificate of Appropriateness to allow for expansion of 
an existing parking lot at the Tokyo Restaurant located at 250 Hwy 138. The parking lot is 
currently serving the existing restaurant and bakery on the site. The property is currently 
zoned B-3 (Highway Commercial District). The parking lot expansion will be located to the 
rear of the building.   

PROPOSED PROJECT SUMMARY:  
• Parking Lot Expansion 

o Existing Building – ±10,000 Sf. 
o Required Number of Parking Spaces – 34, 120% max – 41 
o Existing Number of Parking Spaces – 72  
o Proposed Number of Additional Parking Spaces – 41 

 Total Expanded Parking – 113 Spaces 
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STAFF ANALYSIS 

THE ANALYSIS OF THE APPLICATION IS MADE BASED UPON THE “CORRIDOR DESIGN 
STANDARDS AND GUIDELINES” AS SET FORTH IN SECTION 643A OF THE CITY OF MONROE 
ZONING ORDINANCE. 

(1) 643A.1 – Site Planning: 
The site contains an existing restaurant and bakery with a parking lot, landscaping, 
and associated storm water management facility. The request is to expand the existing 
parking lot. The parking lot expansion will be located behind the existing building and 
connected to the existing parking lot and access drive. The number of parking spaces 
being added warrants the need for a Special Exception Variance to be granted by the 
City Council. Section 520.3 of the Zoning Ordinance requires any total number of 
parking spaces that will exceed 120% of the minimum number of required parking 
spaces requires approval of a Special Exception Variance. Currently under Table 3 of 
the Zoning Ordinance, restaurants require 1 parking space per 300 square feet of gross 
floor area. There are 72 existing parking spaces on the site. The proposed parking lot 
expansion includes 41 spaces that will push the total number of spaces on the site to 
113. The existing restaurant is 10,000 square feet in size and only requires 34 parking 
spaces. A total of 113 parking spaces on the site is 332% of the required minimum 
number of parking spaces. To allow that many parking spaces, City Council will need 
to grant the development Special Exception Variance approval.   

(2) 643A.2 – Architecture:  
This standard is not affected by this request.     

(3) 643A.3 – Pavement:  
The site is already developed in compliance with the pavement standards outlined in 
Section 643A.3 of the Zoning Ordinance. The expansion of the parking lot to the rear 
of the building will not impact on this standard. 

(4) 643A.4 – Landscaping: 
Additional parking lot landscaping will be required to be added around the proposed 
parking lot expansion. A landscape plan was not included in the application. At the 
time of site development plan approval, additional landscaping will be required and 
will need to comply with the landscaping criteria outlined in Sections 520.4(6) and 
643A.4 of the Zoning Ordinance.  

(5) 643A.5 – Signs: 
This standard is not affected by this request.  

(6) 643A.6 - Illumination: 
The site currently has lighting over the existing parking lot in compliance with the 
standards of Section 643A.6 of the Zoning Ordinance. Any additional lighting would be 
required to continue to meet the Illumination Criteria for the Corridor Design Standards 
and Guidelines outlined in Section 643A.6 of the Zoning Ordinance.         
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STAFF RECOMMENDATION 

Based upon the City Council’s policies, decision-making criteria and standards outlined in the 
Zoning Ordinance of the City of Monroe, staff recommendation is approval of the Certificate 
of Appropriateness application to expand the existing parking lot as illustrated on the site plan 
included with the attached application, subject to the following condition:  

1. The developer shall obtain Special Exception Variance approval in accordance with 
Section 520.3 and 1530 of the Zoning Ordinance prior to approval of a Land 
Disturbance Permit. This Certificate of Appropriateness shall become null and void if 
no Land Disturbance Permit is granted within 18 months of this approval.    
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CITY OF MONROE 
PLANNING & ZONING 

CONDITIONAL USE STAFF REPORT 

APPLICATION SUMMARY 

CONDITIONAL USE CASE: 3904 

DATE: August 14, 2025 

STAFF REPORT BY: Brad Callender, Planning & Zoning Director 

APPLICANT NAME: Jonathan Freeland 

PROPERTY OWNER: East Church Street Center, LLC 

LOCATION: South side of E. Church Street – 1108 E. Church Street 

COUNCIL DISTRICTS: 5 & 8 

ACREAGE: ±0.99 

EXISTING ZONING: B-1 (Neighborhood Commercial District) 

EXISTING LAND USE: Small-scale strip shopping center 

REQUEST SUMMARY: The owner is petitioning for Conditional Use approval on this property 
to allow for a self-service laundromat.    

STAFF RECOMMENDATION: Staff recommendation is approval of this Conditional Use 
request as submitted without conditions.  

DATES OF SCHEDULED PUBLIC HEARINGS 
 PLANNING COMMISSION: August 19, 2025 
 CITY COUNCIL: September 9, 2025 

REQUEST SUMMARY 

CONDITIONAL USE PERMIT REQUEST SUMMARY:  

 The applicant is requesting Conditional Use approval to allow a self-service laundromat 
in the existing small-scale strip shopping center on the property. The property is currently 
zoned B-1 (Neighborhood Commercial District). Self-service laundromats are permitted as 
conditional uses in the B-1 zoning district. The strip shopping center tenant space for the self-
service laundromat was previously occupied for that use but has been vacant for quite some 
time. With more than 6 months having transpired since the last active business license was 
issued to that location, Conditional Use approval is necessary to allow a new self-service 
laundromat to commence operations in that location.  
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PROPOSED PROJECT SUMMARY:  
• Conditional Use – Self-service laundromat 

o Tenant space – 2,875 Sf. 
o Open 24 hours 
o Fluff and fold services will be provided  

STAFF ANALYSIS 

THE ANALYSIS OF THE APPLICATION IS MADE BASED UPON THE “STANDARDS FOR 
CONDITIONAL USE APPLICATION DECISIONS” AS SET FORTH IN SECTION 1425.5 OF THE 
CITY OF MONROE ZONING ORDINANCE. 

(1) The proposed use will not be detrimental to adjacent properties or the general 
neighborhood, the proposed use will not significantly adversely affect public 
health, safety, morality and welfare, and the proposed use as designed will 
minimize adverse effects on the surrounding neighborhood: The proposed self-
service laundromat should not be detrimental to surrounding uses. The tenant space 
was formerly used and set up for a self-service laundromat but has been vacant for 
quite some time.  

(2) The applicable standards in Article XI have been met: There are no standards 
applicable to self-service laundromats in Article XI of the Zoning Ordinance.    

(3) The proposed use is consistent with the Comprehensive Plan, and the 
conditional use is compatible with the community development pattern: The 
subject property is in the East Sub-Area as identified in the Monroe Comprehensive 
Plan. The existing character of this vicinity of the East Sub-Area is predominantly 
residential with light commercial uses along this portion of E. Church Street. The 
requested Conditional Use does not conflict with any goals of the Comprehensive Plan. 

(4) A rezoning to allow the requested use as a permitted use would not be 
appropriate: Self-service laundromats are permitted only as Conditional Uses in the 
underlying B-1 zoning district. Self-service laundromats are permitted uses by right in 
the B-2 (General Commercial District) and B-3 (Highway Business District). Rezoning 
the entire property of the small-scale shopping center to accommodate one tenant 
space is completely unnecessary when the alternative can be granting Conditional Use 
approval instead.  

(5) The proposed use will not be injurious to the natural environment or the other 
property in the immediate vicinity, or unconstitutionally diminish property 
values within the surrounding neighborhood: The property is fully developed as 
a small-scale strip shopping center. Granting conditional use approval for a self-service 
laundromat in the shopping center should not negatively impact property values on 
adjacent properties. 

(6) Off-street parking and loading, and access thereto, will be adequate: The site 
is currently accessed from a driveway off E. Church St. to a parking lot in front of the 
strip center. Parking and access will remain adequate to accommodate the requested 
conditional use.  
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(7) Public facilities and utilities are capable of adequately serving the proposed 
use, and the use would not lead to a major negative change in existing levels 
of public service, or fiscal stability: Public services and utilities are adequate to 
serve the proposed development. The tenant space was formerly used and set up for 
a self-service laundromat.    

(8) The use will not be an extension of a use which will cause a damaging volume 
of (a) agricultural, (b) commercial, (c) industrial, or (d) higher density 
residential use into a stable neighborhood of well-maintained single-family 
homes, nor likely lead to decreasing surrounding property values, 
neighborhood deterioration, spreading of blight, or additional requests of a 
similar nature which would expand the problem: As previously stated, the 
requested Conditional Use will be located inside an existing small-scale strip shopping 
center in a tenant space formerly used for that purpose. This standard will not be 
affected by granting this conditional use.   

(9) The use would not significantly increase congestion, noise, or traffic hazards: 
With the site already being developed, no changes to traffic or congestion should result 
from granting the conditional use. As previously stated, the tenant space for the self-
service laundromat was formerly used for that purpose.   

(10) Granting this request would not have a “domino effect,” in that it becomes 
the opening wedge for further rapid growth, urbanization or other land-use 
change beyond what is indicated in the Comprehensive Plan: No domino effect 
will result along E. Church Street in the granting of this Conditional Use for a self-
service laundromat in a former location previously used as a self-service laundromat.   

STAFF RECOMMENDATION 

Based upon the City Council’s policies, decision making criteria and standards outlined in the 
Zoning Ordinance of the City of Monroe, staff recommendation is approval of the requested 
Conditional Use for a self-service laundromat as submitted without conditions.   
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