
 
 

Planning Commission 
 

AGENDA 
 

Tuesday, June 17, 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 5-20-2025 

V. REPORT FROM CODE ENFORCEMENT OFFICER 

VI. OLD BUSINESS 

VII. NEW BUSINESS 

1. Rezone #3816 - 1521 S Broad St B-3 

2. Conditional Use # 3817 - 1521 S. Broad St -Convenience Store with Gas Pumps 

VIII. ADJOURNMENT 
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MONROE PLANNING COMMISSION 
MEETING MINUTES – MAY 20, 2025 

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

Eckles   

Absent: None  

Staff: Brad Callender – City Planner 

Kaitlyn Stubbs – Executive Assistant 

Visitors: Moshe Webster, Eun Joy Kim, Bill Wolford 

Call to Order: 

Chairman Eckles called the Planning Commission meeting to order at 5:59 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 April 15, 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 April 15, 2025, minutes; 

      Motion Camp, 

      Second Parks. 

      Motion carried unanimously 

Report from Code Officer: 

None 

Old Business: 

None 

New Business:  

The First Item of Business: Environmental Variance – 311 Stokes St.   

Brad Callender presented the environmental variance request. This is located in the Code of 

Ordinances in section 42.274A, where we have our environmental section. Applicant is asking 

for a reduction of the 25-foot impervious setback. This setback is attached to the 50 foot 

undisturbed stream buffer. There is an existing single family dwelling now with accessory 

structure they asking for the impervious setback to build a new residence. The blue (located 

on the map plan) is the state waters buffer. This water buffer encompasses a lot of the 

property. If you now take, our standards and you attach that with our other buffer standards 

(which is the 50-ft) and then apply our impervious setback of 25 feet to this it gets restrictive.  

It encroaches almost all buildable parameters of this property. This is why they are asking for 

a reduction of the 25-foot impervious set back. They are also proposing to extend a driveway 

to this area, but will have gravel in this spot. They have been granted administrative special 

exception variances that are currently permissible now in the ordinance to push the structures 

up. They have already had the benefit of getting these structures as far forward as they can. 

The recommendation is to approve the variance as submitted without conditions.  
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Chairman Eckles asked if anyone was present to speak or represent in favor of the application. 

Moshe Webster shared the bought the property back in 2019 and have been working toward 

this since. They are just trying to build their house there. The structure there is in bad shape, 

and it needs to be taken down.  

Mr. Randy Camp asked about the stream. Mr. Callender shared that it is an unnamed stream 

that flows southeasterly out of downtown. Mr. Webster shared that from his understanding it 

is a spring that comes back from close to downtown.  

Ms. Mathias asked if they were going to build first or take the structure down first. Mr. Webster 

stated they would remove the structure first and then build.  

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

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

Commission members responded there were none. 

Chairman Eckles called for a motion to approve the agenda; 

      Motion Mathias, 

      Second Parks. 

      Motion carried unanimously 

The Second Item of Business: Preliminary Plat– Tokyo Commercial  

Brad Callender presented the preliminary plat request for Tokyo. They are asking for a 

commercial subdivision of three lots. The existing building that is on the property now, is 

developed with an entrance off HWY 138. There are two retail units on either side of the 

current restaurant now. They are asking to subdivide the property into three separate tracks 

and they are proposing to utilize the existing entrance that they have constructed for the 

restaurant to access those three properties. They have included, at the city’s request, an 

easement that would extend through the property and potentially provide some 

interconnectivity to the property to the west. It is not mentioned that they would build a 

driveway at this time but there is an easement platted just in case there ever is some possible 

future interconnectivity. Mr. Callender shared that this is a requirement of their development 

regulations that there can be interconnectivity required in the future but were not mandating 

that it be done at this time. 

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

Bill Wolford with Terramark land surveying stated that they prepared the preliminary plat on 

behalf of the owner.  

Chairman Eckles asked if there was any idea as to what the other two properties might be 

used for. The owner shared that nothing was planned at this time.  

Ms. Jolly asked if there were any concerns about the traffic coming off HWY 138. Mr. Callender 

shared Georgia Department of Transportation controls that situation and not the City. We 

have raised on own concerns with them on this issue. In dealing with this intersection, it is 

too close to Michael Etchison to put a traffic signal in. The proximity to Michael Etchison 

prohibits from putting one in, even if Tokyo wants to pay for one and put it in, it would not 

be allowed. GDOT has allowed them to construct the entrance based on engineering 

standards.  

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 agenda; 

      Motion Mathias, 

      Second Camp. 

      Motion carried unanimously 
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Adjournment: 

Chairman Eckles entertained a motion to adjourn;  

      Motion Camp, 

      Second Parks, 

      Meeting adjourned, 6:11 pm. 
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CITY OF MONROE 
PLANNING & ZONING 
REZONE STAFF REPORT 

APPLICATION SUMMARY 

REZONE CASE: 3816 

DATE: June 6, 2025 

STAFF REPORT BY: Brad Callender, Planning & Zoning Director 

APPLICANT NAME: Monroe Center, LLC 

PROPERTY OWNER: Monroe Center, LLC 

LOCATION: East side of S. Broad Street – 1521 S. Broad Street 

COUNCIL DISTRICTS: 6 & 8 

ACREAGE: ±6.08 

EXISTING ZONING: M-1 (Light Industrial/Manufacturing District) 

EXISTING LAND USE: Undeveloped 

ACTION REQUESTED: Rezone M-1 to B-3 (Highway Commercial District)  

REQUEST SUMMARY: The owner is petitioning for a rezone to allow development of a 
convenience store with fuel pumps.      

STAFF RECOMMENDATION: Staff recommends approval of this rezone request as submitted 
without conditions. 

DATES OF SCHEDULED MEETINGS 
 PLANNING COMMISSION: June 17, 2025 
 CITY COUNCIL: July 8, 2025 

REQUEST SUMMARY 

REZONE REQUEST SUMMARY:  

 The applicant is requesting approval of a rezone to B-3 (Highway Business District) to 
allow for development of a convenience store with fuel pumps. The property is currently zoned 
M-1 and convenience stores are not permitted uses in the M-1 zoning district. The project has 
already received City approvals for the project presented in this request, however changes to 
the Zoning Ordinance and the expiration of their permits now require a rezone of the property 
and restarting the development process.      

PROPOSED PROJECT AMENDMENT SUMMARY:  
• Rezone – B-3 Convenience Store with Fuel Pumps 

o Site Area – ±6.08 Acres 
o Potential Subdivision of 3 Commercial Lots 

5



Rezone Staff Report, 1521 S. Broad St., Page 2 of 3 
 

STAFF ANALYSIS 

THE ANALYSIS OF THE APPLICATION IS MADE BASED UPON THE “STANDARDS FOR ZONING 
MAP AMENDMENT APPLICATION DECISIONS” AS SET FORTH IN SECTION 1421.8 OF THE CITY 
OF MONROE ZONING ORDINANCE. 

(1) The location, present use, and zoning classification of the subject property, 
and its suitability and economic viability for use as currently zoned: The 
subject property is currently zoned M-1 (Light Industrial/Manufacturing). The property 
has been zoned M-1 since the adoption of zoning in the City in 1972. The property has 
never been developed. Under the current M-1 zoning, convenience stores are not 
permitted uses. In order to allow a convenience store with fuel pumps, the property 
must be rezone to either B-2 or B-3 and also obtain Conditional Use approval. 

(2) The proposed use and zoning classification of the subject property: The 
applicant is requesting the rezone to B-3 (Highway Business District) in order to 
develop a convenience store with fuel pumps and other commercial uses on the subject 
property. Convenience stores with fuel pumps are conditional uses in the B-3 zoning 
district. The M-1 zoning district has limited commercial uses permitted within the 
district making the rezone request align more with the intent to develop the site for 
commercial purposes.        

(3) The existing land uses and zoning classification of nearby property, whether 
the zoning proposal seeks a use consistent with the use and development of 
adjacent and nearby property, and to what extent the zoning proposal will 
adversely affect adjacent or nearby property: Properties located north of the site 
are zoned R-1A and R-2. Properties south and west of the site along S. Broad St. are 
zoned M-1. Properties east of the site across the Great Walton Railroad are zoned R-
1. Land uses to the north along S. Broad Street are a mixture of commercial and 
residential uses while the land uses to the south are all non-residential with a mixture 
of commercial and industrial uses. The requested commercial rezone is in keeping with 
the land use development patterns south and west of the site. Rezoning the property 
to B-3 will place a commercially zoned property between residentially and industrially 
zoned properties.      

(4) Whether the zoning proposal will result in a use which could adversely affect 
existing infrastructure including without limitation streets, transportation 
facilities, utilities, schools, police and fire protection, and municipal 
personnel: The requested rezone to develop the property commercially should not 
adversely affect existing infrastructure. The applicant has already received a permit 
from GDOT for the improvements at the project entrance. City services and utilities 
should be adequate to serve the site.    

(5) Whether the zoning proposal is consistent with the Comprehensive Plan: The 
subject property is located in the South Sub-Area as identified in the Monroe 
Comprehensive Plan. The existing character of this vicinity of the South Sub-Area is 
predominantly non-residential, from this property south to the City Limit boundary. 
North of the property along S. Broad Street is a mixture of commercial and residential 
uses. The requested rezone does not conflict with any goals of the Comprehensive 
Plan. 

6



Rezone Staff Report, 1521 S. Broad St., Page 3 of 3 
 

(6) Whether there are other factors or existing or changing conditions regarding 
the use and development of the property which give supporting grounds for 
either approval or disapproval of the zoning proposal: While the property has 
been zoned M-1, the applicant received a Certificate of Appropriateness Approval for 
the Corridor Design Overlay District to develop a convenience store with fuel pumps 
in October of 2021. The applicant then submitted site development plans and was 
granted a Land Disturbance Permit for development of the convenience store and fuel 
pumps. The Land Disturbance Permit was granted to the applicant on March 6, 2024. 
However, the project never commenced construction. Under the rules for Land 
Disturbance Permits in the Development Regulations, after 6 months if the project has 
not commenced, the Land Disturbance Permit automatically expires.  

On December 10, 2024, the adoption of revisions to the Zoning Ordinance included 
changes to permitted land uses. Convenience stores with fuel pumps were changed to 
conditional uses in all the districts where previously permitted by right. With that now 
being the case, convenience stores with fuel pumps must undergo obtain conditional 
use approval from City Council. With City Council action now being a minimum 
requirement action for this use, the applicant decided to also rezone the property to 
align the zoning of the property with the intent to develop the remainder of property 
commercially.   

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 recommends approval of the requested rezone 
to allow for the development of a convenience store with fuel pumps as presented without 
conditions.    
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SITE NOTES:
1. ALL DIMENSIONS SHOWN ARE MEASURED TO THE FACE OF CURB AND FACE

OF BUILDING, UNLESS OTHERWISE NOTED.  REFER TO ARCHITECTURAL
DRAWINGS FOR BUILDING DIMENSIONS.

2. THE CONTRACTOR IS TO FIELD VERIFY DIMENSIONS FOR ACCURACY PRIOR
TO BEGINNING CONSTRUCTION.  IF DISCREPANCIES EXIST, CALL ENGINEER
IMMEDIATELY.

3. DEVIATIONS FROM THESE PLANS AND SPECIFICATIONS WITHOUT THE PRIOR
CONSENT OF THE ENGINEER OF RECORD MY BE CAUSE FOR THE WORK TO BE
UNACCEPTABLE.

4. 'TYP' MEANS THAT THE CONDITION IS REPRESENTATIVE FOR SIMILAR
CONDITIONS THROUGHOUT, UNLESS OTHERWISE NOTED

5. TESTING OF MATERIALS REQUIRED FOR THE CONSTRUCTION OF THE PAVING
IMPROVEMENTS SHALL BE PERFORMED BY AN PROFESSIONAL ORGANIZATION
FOR TESTING MATERIALS..  IT SHALL BE THE CONTRACTOR'S RESPONSIBILITY
TO ENSURE THAT THE WORK CONSTRUCTED MEETS THE REQUIREMENTS OF
THE PROJECT SPECIFICATIONS.

6. ALL SIGNS, PAVEMENT MARKINGS, AND OTHER TRAFFIC CONTROL DEVICES
SHALL CONFORM TO THE "MANUAL ON UNIFORM TRAFFIC CONTROL DEVICES"
LATEST EDITION, AS WELL AS APPLICABLE STATE AND LOCAL REQUIREMENTS,
UNLESS OTHERWISE NOTED.

7. TRAFFIC CONTROL SHALL BE IN ACCORDANCE WITH THE STATE DOT
STANDARDS.

8. ALL HANDICAP RAMPING, STRIPING, AND PAVEMENT MARKINGS SHALL
CONFORM TO THE "ADA STANDARDS FOR ACCESSIBLE DESIGN", LATEST
EDITION.

9. THE PAVING CONTRACTOR IS TO COORDINATE WITH THE BUILDING
CONTRACTOR ON THE CONSTRUCTION AND PAVING NEAR ANY BUILDINGS,
SCREENING WALLS, DUMPSTER PADS AND ENCLOSURES.

10. ALL DISCREPANCIES FOUND BY THE CONTRACTOR RELATED TO
UNDERGROUND UTILITIES OR OTHER APPURTENANCES SHALL BE RESOLVED
TO THE SATISFACTION OF THE OWNER/DEVELOPER AND ENGINEER OF
RECORD PRIOR TO INSTALLATION OF ANY PAVEMENT.

11. EXISTING MANHOLE TOPS, INLETS, VALVE BOXES, ETC. ARE TO BE ADJUSTED
AS REQUIRED TO MATCH FINISHED GRADES. IF NECESSARY,
RE-ADJUSTMENTS SHALL BE PERFORMED UPON COMPLETION OF PAVING,
FINE GRADING, AND LANDSCAPING TO ENSURE A SMOOTH TRANSITION.

12. ALL PAVEMENT TO BE SLOPED FOR POSITIVE DRAINAGE.

ADA NOTES:
1. ACCESSIBLE ROUTES AND GENERAL SITE ELEMENTS SHALL COMPLY WITH

THE STANDARDS OUTLINED IN THE D.O.J. "2010 ADA STANDARDS FOR
ACCESSIBLE DESIGN" AND "2015 GEORGIA ACCESSIBILITY CODE.

2. WALKING SURFACES MUST HAVE A RUNNING SLOPE NO STEEPER THAN 1:20
(5.00%), AND A CROSS SLOPE NO STEEPER THAN 1:48 (2.08%).

3. RAMPS MUST HAVE A RUNNING SLOPE NO STEEPER THAN 1:12 (8.33%), AND
A CROSS SLOPE NO STEEPER THAN 1:48 (2.08%).

4. RAMPS WITH A RISE GREATER THAN 6" (0.5') SHALL HAVE HANDRAILS.  THE
MAXIMUM RAMP RISE SHALL BE NO GREATER THAN 30" (2.5').

5. LANDINGS SHALL BE AT LEAST AS WIDE AS THE ASSOCIATED RAMP AND/OR
CURB RAMP, AND HAVE A SLOPE NO GREATER THAN 1:48 (2.08%) IN ALL
DIRECTIONS.  EXCEPTION: LANDINGS THAT CHANGE DIRECTION SHALL BE AT
LEAST 60" (5.0') WIDE.

6. A MINIMUM 60" (5.0') LONG LANDING SHALL BE PROVIDED AT THE TOP AND
BOTTOM OF A RAMP.  EXCEPTION: A MINIMUM 36" (3.0') LAND LANDING SHALL
BE PROVIDED AT THE TOP OF A CURB RAMP, AND NO LANDING IS REQUIRED
AT THE BOTTOM.

7. PARKING SPACES AND THE ASSOCIATED ACCESS AISLE(S) SHALL HAVE A
SLOPE NO GREATER THAN 1:48 (2.08%) IN ALL DIRECTIONS.

8. GROUND SURFACES ARE TO BE STABLE, FIRM, AND SLIP RESISTANT.

9. DETECTABLE WARNINGS SHALL BE INSTALLED ON WALKING SURFACES TO
WARN OF HAZARDS ON WALKS, RAMPS, AND LANDINGS.

ONSITE PAVING LEGEND

SIGN LEGEND

DO NOT

ENTER

AIOE GR
G

E

NIGN ER
E

E

RTSIG

R

D

E

E

No 2. 7028
P LS NAROFE S OIC

H

RIS A . CARTE
R

Utilities Protection Center, Inc.

Know what'sbelow.
before you dig.Call

Carter   Harkleroad
Group

13

AutoCAD SHX Text
POB

AutoCAD SHX Text
IPF

AutoCAD SHX Text
IPF

AutoCAD SHX Text
R/W

AutoCAD SHX Text
ONE STORY

AutoCAD SHX Text
METAL BUILDING

AutoCAD SHX Text
FFE=

AutoCAD SHX Text
R/W

AutoCAD SHX Text
R/W

AutoCAD SHX Text
%%UNOW OR FORMERLY

AutoCAD SHX Text
CJS SOUTH PROPERTIES LLC

AutoCAD SHX Text
1533 SOUTH BROAD STREET

AutoCAD SHX Text
DB 3162 PG 276

AutoCAD SHX Text
PB 101 PG 2

AutoCAD SHX Text
TAX ID M200283A00

AutoCAD SHX Text
ZONED M1

AutoCAD SHX Text
%%UNOW OR FORMERLY

AutoCAD SHX Text
H A APTS & HOUSES LLC

AutoCAD SHX Text
214 ATHA STREET

AutoCAD SHX Text
DB 1492 PG 362

AutoCAD SHX Text
PB 7 PG 171

AutoCAD SHX Text
TAX ID M0200282

AutoCAD SHX Text
ZONED R2

AutoCAD SHX Text
%%UNOW OR FORMERLY

AutoCAD SHX Text
MONROE CENTER, LLC

AutoCAD SHX Text
1530 SOUTH BROAD STREET

AutoCAD SHX Text
DB 5159 PG 428

AutoCAD SHX Text
PB 101 PG 2

AutoCAD SHX Text
TAX ID M0200283

AutoCAD SHX Text
ZONED M1

AutoCAD SHX Text
%%UNOW OR FORMERLY

AutoCAD SHX Text
DAAS HOLDINGS LLC

AutoCAD SHX Text
1445 SOUTH BROAD STREET

AutoCAD SHX Text
DB 3744 PG 139

AutoCAD SHX Text
PB 7 PG 162

AutoCAD SHX Text
TAX ID M0200304

AutoCAD SHX Text
ZONED R1A

AutoCAD SHX Text
ASPHALT

AutoCAD SHX Text
EX. SIDEWALK

AutoCAD SHX Text
EX. SIDEWALK

AutoCAD SHX Text
STOP

AutoCAD SHX Text
SIGN

AutoCAD SHX Text
807.5 +/- TO R/W

AutoCAD SHX Text
OF VINE STREET

AutoCAD SHX Text
IPF

AutoCAD SHX Text
IPS

AutoCAD SHX Text
IPS

AutoCAD SHX Text
IPF

AutoCAD SHX Text
6' CHAIN-LINK FENCE

AutoCAD SHX Text
TBM=TOP OF SANITARY

AutoCAD SHX Text
SEWER MANHOLE

AutoCAD SHX Text
EL=880.00' (MSL) +/-

AutoCAD SHX Text
3RD ORDER

AutoCAD SHX Text
OBSERVATION

AutoCAD SHX Text
EX. SSMH

AutoCAD SHX Text
TOP=880.00

AutoCAD SHX Text
OUT=868.30

AutoCAD SHX Text
EX. 8" CLAY

AutoCAD SHX Text
EX.

AutoCAD SHX Text
EX. 14" DIP

AutoCAD SHX Text
EX. 14" DIP

AutoCAD SHX Text
PARKING

AutoCAD SHX Text
SIGN

AutoCAD SHX Text
EX. SIGN

AutoCAD SHX Text
20.60' HIGH

AutoCAD SHX Text
EX. SIGN

AutoCAD SHX Text
17.61' HIGH

AutoCAD SHX Text
SIGN

AutoCAD SHX Text
6.50' HIGH

AutoCAD SHX Text
INV=875.48(18")

AutoCAD SHX Text
INV=877.07(15")

AutoCAD SHX Text
MAILBOX

AutoCAD SHX Text
AREA

AutoCAD SHX Text
LIGHT

AutoCAD SHX Text
(TYP)

AutoCAD SHX Text
POWER

AutoCAD SHX Text
BOX

AutoCAD SHX Text
SEWER LINE

AutoCAD SHX Text
MARKER

AutoCAD SHX Text
WM

AutoCAD SHX Text
EX.BFP

AutoCAD SHX Text
EX.BFP

AutoCAD SHX Text
EX.

AutoCAD SHX Text
PP

AutoCAD SHX Text
EXIST

AutoCAD SHX Text
DRIVEWAY

AutoCAD SHX Text
EX. NO

AutoCAD SHX Text
EX.

AutoCAD SHX Text
PP

AutoCAD SHX Text
EX.

AutoCAD SHX Text
PP

AutoCAD SHX Text
EX.

AutoCAD SHX Text
PP

AutoCAD SHX Text
EX.

AutoCAD SHX Text
WM

AutoCAD SHX Text
EX.

AutoCAD SHX Text
EX.

AutoCAD SHX Text
ASPHALT

AutoCAD SHX Text
DRIVE

AutoCAD SHX Text
EXIST

AutoCAD SHX Text
DRIVEWAY

AutoCAD SHX Text
EX. PP

AutoCAD SHX Text
EX.

AutoCAD SHX Text
PP

AutoCAD SHX Text
EX.

AutoCAD SHX Text
PP

AutoCAD SHX Text
EXIST

AutoCAD SHX Text
EXIST

AutoCAD SHX Text
DRIVEWAY

AutoCAD SHX Text
EX.

AutoCAD SHX Text
EX.

AutoCAD SHX Text
EX.

AutoCAD SHX Text
EX. 14" DIP

AutoCAD SHX Text
TO MONROE

AutoCAD SHX Text
TO SOCIAL CIRCLE

AutoCAD SHX Text
15' SIDE SETBACK

AutoCAD SHX Text
40' REAR SETBACK

AutoCAD SHX Text
15' SIDE SETBACK

AutoCAD SHX Text
20' LANDSCAPE SETBACK

AutoCAD SHX Text
6' SIDEWALK

AutoCAD SHX Text
VENTS

AutoCAD SHX Text
24" CURB & GUTTER

AutoCAD SHX Text
65.0'

AutoCAD SHX Text
35.0'

AutoCAD SHX Text
35.0'

AutoCAD SHX Text
3'R

AutoCAD SHX Text
SIDEWALK

AutoCAD SHX Text
SIDEWALK

AutoCAD SHX Text
B

AutoCAD SHX Text
S

AutoCAD SHX Text
G

AutoCAD SHX Text
B

AutoCAD SHX Text
S

AutoCAD SHX Text
G

AutoCAD SHX Text
B

AutoCAD SHX Text
S

AutoCAD SHX Text
G

AutoCAD SHX Text
C

AutoCAD SHX Text
B

AutoCAD SHX Text
OF

AutoCAD SHX Text
COLUMNS

AutoCAD SHX Text
L

AutoCAD SHX Text
S

AutoCAD SHX Text
G

AutoCAD SHX Text
G

AutoCAD SHX Text
S

AutoCAD SHX Text
B

AutoCAD SHX Text
G

AutoCAD SHX Text
S

AutoCAD SHX Text
B

AutoCAD SHX Text
G

AutoCAD SHX Text
S

AutoCAD SHX Text
B

AutoCAD SHX Text
G

AutoCAD SHX Text
S

AutoCAD SHX Text
B

AutoCAD SHX Text
B

AutoCAD SHX Text
S

AutoCAD SHX Text
G

AutoCAD SHX Text
G

AutoCAD SHX Text
S

AutoCAD SHX Text
B

AutoCAD SHX Text
3'R

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
5

AutoCAD SHX Text
6

AutoCAD SHX Text
11

AutoCAD SHX Text
12

AutoCAD SHX Text
20

AutoCAD SHX Text
21

AutoCAD SHX Text
22

AutoCAD SHX Text
23

AutoCAD SHX Text
3'R

AutoCAD SHX Text
3'R

AutoCAD SHX Text
10'R

AutoCAD SHX Text
50'R

AutoCAD SHX Text
10'R

AutoCAD SHX Text
5'R

AutoCAD SHX Text
AIR/WATER VACCUM KIOSK

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
5

AutoCAD SHX Text
6

AutoCAD SHX Text
7

AutoCAD SHX Text
8

AutoCAD SHX Text
9

AutoCAD SHX Text
10

AutoCAD SHX Text
16

AutoCAD SHX Text
17

AutoCAD SHX Text
18

AutoCAD SHX Text
19

AutoCAD SHX Text
15

AutoCAD SHX Text
5'R

AutoCAD SHX Text
3' STAINED AND STAMPED CONCRETE ISLAND

AutoCAD SHX Text
7

AutoCAD SHX Text
8

AutoCAD SHX Text
9

AutoCAD SHX Text
10

AutoCAD SHX Text
10' HIGH, 100 S.F. SIGN

AutoCAD SHX Text
PIPE BOLLARDS (TYP)

AutoCAD SHX Text
CANOPY

AutoCAD SHX Text
CANOPY

AutoCAD SHX Text
25' BUFFER

AutoCAD SHX Text
DRIVE-THRU WINDOW

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
ONE WAY

AutoCAD SHX Text
MENU BOARD

AutoCAD SHX Text
EMPLOYEE

AutoCAD SHX Text
"DO NOT ENTER" SIGN

AutoCAD SHX Text
15'R

AutoCAD SHX Text
15'R

AutoCAD SHX Text
60.0'

AutoCAD SHX Text
60.0'

AutoCAD SHX Text
DRIVE-THRU WINDOW

AutoCAD SHX Text
DRIVE

AutoCAD SHX Text
THRU

AutoCAD SHX Text
ONE WAY

AutoCAD SHX Text
LANDSCAPE (1195 S.F.)

AutoCAD SHX Text
TYP.

AutoCAD SHX Text
TYP.

AutoCAD SHX Text
LANDSCAPE

AutoCAD SHX Text
14

AutoCAD SHX Text
13

AutoCAD SHX Text
24

AutoCAD SHX Text
25

AutoCAD SHX Text
26

AutoCAD SHX Text
163 S.F. LANDSCAPE ISLAND

AutoCAD SHX Text
163 S.F. LANDSCAPE ISLAND

AutoCAD SHX Text
GREAT WALTON RAILROAD

AutoCAD SHX Text
100' RIGHT OF WAY

AutoCAD SHX Text
N

AutoCAD SHX Text
E

AutoCAD SHX Text
S

AutoCAD SHX Text
W

AutoCAD SHX Text
MAGNETIC

AutoCAD SHX Text
24" CURB & GUTTER

AutoCAD SHX Text
DUMPSTER

AutoCAD SHX Text
PARKING

AutoCAD SHX Text
H.C.	SIGN "VAN SIGN "VAN ACCESSIBLE" (IN BOLLARD)

AutoCAD SHX Text
4" WIDE SINGLE (REFLECTORED TRAFFIC PAINT) WHITE SOLID LINE (TYP)

AutoCAD SHX Text
COLUMN (TYP)

AutoCAD SHX Text
BOLLARD (TYP)

AutoCAD SHX Text
TRASH CAN (TYP)

AutoCAD SHX Text
BOLLARD (TYP)

AutoCAD SHX Text
ROOF OVERHANG

AutoCAD SHX Text
24" CURB & GUTTER

AutoCAD SHX Text
TYP.

AutoCAD SHX Text
TYP.

AutoCAD SHX Text
STRIPED ISLAND

AutoCAD SHX Text
15,000 GAL

AutoCAD SHX Text
15,000 GAL

AutoCAD SHX Text
DETECTABLE WARNING

AutoCAD SHX Text
HANDICAP ONLY-4" WIDE SINGLE BLUE SOLID LINE (TYP)

AutoCAD SHX Text
4" YELLOW STRIPING

AutoCAD SHX Text
4" YELLOW STRIPING

AutoCAD SHX Text
BOLLARD

AutoCAD SHX Text
E

AutoCAD SHX Text
TRANSFORMER PAD

AutoCAD SHX Text
CO

AutoCAD SHX Text
CI

AutoCAD SHX Text
DI

AutoCAD SHX Text
SSMH

AutoCAD SHX Text
SSMH

AutoCAD SHX Text
CI

AutoCAD SHX Text
CI

AutoCAD SHX Text
CI

AutoCAD SHX Text
SSMH

AutoCAD SHX Text
SSMH

AutoCAD SHX Text
CO

AutoCAD SHX Text
CO

AutoCAD SHX Text
CO

AutoCAD SHX Text
CI

AutoCAD SHX Text
WQ

AutoCAD SHX Text
GT

AutoCAD SHX Text
CO

AutoCAD SHX Text
CO

AutoCAD SHX Text
DIRECTIONAL ARROW (TYP)

AutoCAD SHX Text
8' WIDE CROSSWALK

AutoCAD SHX Text
24" STOP BAR

AutoCAD SHX Text
R1-1 "STOP" SIGN

AutoCAD SHX Text
DETECTABLE WARNING

AutoCAD SHX Text
24" CURB & GUTTER

AutoCAD SHX Text
35'R

AutoCAD SHX Text
24" CURB & GUTTER

AutoCAD SHX Text
TAPER CURB

AutoCAD SHX Text
30' INGRESS/EGRESS EASEMENT 8,050.3 S.F. 0.18 ACRES

AutoCAD SHX Text
TAPER CURB

AutoCAD SHX Text
TAPER CURB

AutoCAD SHX Text
DRIVE

AutoCAD SHX Text
THRU

AutoCAD SHX Text
5' CURB TRANSITION

AutoCAD SHX Text
HYI

AutoCAD SHX Text
JB

AutoCAD SHX Text
REFER TO SHEET C2.1 FOR ROADWORK

AutoCAD SHX Text
FOC

AutoCAD SHX Text
TYP.

AutoCAD SHX Text
H.C.SIGN

AutoCAD SHX Text
TYP.

AutoCAD SHX Text
TYP.

AutoCAD SHX Text
H

AutoCAD SHX Text
Y

AutoCAD SHX Text
D

AutoCAD SHX Text
FH

AutoCAD SHX Text
25' BUFFER

AutoCAD SHX Text
"YIELD" SIGN R1-2

AutoCAD SHX Text
PROPOSED 20' WATERLINE EASEMENT (FUTURE)

AutoCAD SHX Text
PROPOSED R/W LINE

AutoCAD SHX Text
PROPOSED DETENTION POND

AutoCAD SHX Text
PROPOSED LOT LINE

AutoCAD SHX Text
PROPOSED LOT LINE

AutoCAD SHX Text
PROPOSED LOT LINE

AutoCAD SHX Text
1"= 30'

AutoCAD SHX Text
DATE

AutoCAD SHX Text
NO.

AutoCAD SHX Text
REVISION

AutoCAD SHX Text
BY

AutoCAD SHX Text
FOR

AutoCAD SHX Text
6304

AutoCAD SHX Text
DATE:  03-02-2022

AutoCAD SHX Text
JOB NO.:

AutoCAD SHX Text
SCALE:

AutoCAD SHX Text
SHEET C2.0

AutoCAD SHX Text
REZONING & CONDITIONAL USE PLAN

AutoCAD SHX Text
CITY OF MONROE, WALTON COUNTY, GEORGIA

AutoCAD SHX Text
1530 SOUTH BROAD STREET

AutoCAD SHX Text
LOCATED 

AutoCAD SHX Text
MONROE MARKET L.L.C.

AutoCAD SHX Text
0

AutoCAD SHX Text
1"=

AutoCAD SHX Text
30'

AutoCAD SHX Text
60'

AutoCAD SHX Text
30'

AutoCAD SHX Text
15'

AutoCAD SHX Text
30'

AutoCAD SHX Text
LAND LOT 67, 3RD DISTRICT

AutoCAD SHX Text
TAX ID: M0200283

AutoCAD SHX Text
%%uSITE DATA TABLE

AutoCAD SHX Text
TOTAL SITE AREA:

AutoCAD SHX Text
6.08 ACRES

AutoCAD SHX Text
REQUIRED

AutoCAD SHX Text
BUILDING SETBACKS:

AutoCAD SHX Text
FRONT

AutoCAD SHX Text
20 FT.

AutoCAD SHX Text
SIDE

AutoCAD SHX Text
10 FT.

AutoCAD SHX Text
ZONING/LAND USE:

AutoCAD SHX Text
EXISTING PARCEL ZONING

AutoCAD SHX Text
M-1

AutoCAD SHX Text
SURROUNDING ZONING

AutoCAD SHX Text
R1A, R2, M-1

AutoCAD SHX Text
REAR

AutoCAD SHX Text
40 FT.

AutoCAD SHX Text
(3/1000 S.F.) =24 SP

AutoCAD SHX Text
PARKING SPACES:

AutoCAD SHX Text
PROPOSED

AutoCAD SHX Text
(22 STD., 2 HDCP)=24 SP

AutoCAD SHX Text
AREA DISTURBED:

AutoCAD SHX Text
3.6 ACRES

AutoCAD SHX Text
CONCRETE (SIDEWALK)

AutoCAD SHX Text
CONCRETE (REGULAR DUTY)

AutoCAD SHX Text
R1-1

AutoCAD SHX Text
R5-1

AutoCAD SHX Text
GSWCC LEVEL II CERT. NO 10875

AutoCAD SHX Text
1530 SOUTH BROAD STREET

AutoCAD SHX Text
08-10-22

AutoCAD SHX Text
1

AutoCAD SHX Text
ADDRESS GDOT COMMENTS

AutoCAD SHX Text
RD

AutoCAD SHX Text
09-19-22

AutoCAD SHX Text
ADDRESS GDOT AND CITY COMMENTS

AutoCAD SHX Text
RD

AutoCAD SHX Text
2

AutoCAD SHX Text
03-29-23

AutoCAD SHX Text
ADDRESS GDOT COMMENTS

AutoCAD SHX Text
RD

AutoCAD SHX Text
3

AutoCAD SHX Text
04-18-23

AutoCAD SHX Text
ADDRESS GDOT COMMENTS

AutoCAD SHX Text
NSW

AutoCAD SHX Text
04-26-23

AutoCAD SHX Text
ADDRESS GDOT COMMENTS

AutoCAD SHX Text
NSW

AutoCAD SHX Text
4

AutoCAD SHX Text
5

AutoCAD SHX Text
04-29-25

AutoCAD SHX Text
04-28-25

AutoCAD SHX Text
REZONING/CUP PLAN

AutoCAD SHX Text
NSW

AutoCAD SHX Text
6

AutoCAD SHX Text
94 E. CROGAN STREET, SUITE 100, LAWRENCEVILLE, GA  30046

AutoCAD SHX Text
(770)982-1996

AutoCAD SHX Text
COA

AutoCAD SHX Text
DONALD W. HARKLEROAD & ASSOCIATES, INC.

AutoCAD SHX Text
No.  PEF000295, LSF000260

AutoCAD SHX Text
EXPIRATION:

AutoCAD SHX Text
6-30-2026



Conditional Use Staff Report, 1521 S. Broad St., Page 1 of 3 
 

CITY OF MONROE 
PLANNING & ZONING 

CONDITIONAL USE STAFF REPORT 

APPLICATION SUMMARY 

CONDITIONAL USE CASE: 3817 

DATE: June 6, 2025 

STAFF REPORT BY: Brad Callender, Planning & Zoning Director 

APPLICANT NAME: Monroe Center, LLC 

PROPERTY OWNER: Monroe Center, LLC 

LOCATION: East side of S. Broad Street – 1521 S. Broad Street 

COUNCIL DISTRICTS: 6 & 8 

ACREAGE: ±6.08 

EXISTING ZONING: M-1 (Light Industrial/Manufacturing District) 

EXISTING LAND USE: Undeveloped 

REQUEST SUMMARY: The owner is petitioning for Conditional Use approval on this property 
to allow development of a convenience store with fuel pumps.    

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

DATES OF SCHEDULED PUBLIC HEARINGS 
 PLANNING COMMISSION: June 17, 2025 
 CITY COUNCIL: July 8, 2025 

REQUEST SUMMARY 

CONDITIONAL USE PERMIT REQUEST SUMMARY:  
 The applicant is requesting approval of a Conditional Use in order to a develop a 
convenience store with fuel pumps. The property is currently zoned M-1 (Light-
Industrial/Manufacturing). Convenience stores with fuel pumps are not permitted uses in the 
M-1 zoning district, so in conjunction with this Conditional Use request the applicant is also 
seeking to rezone the property to the B-3 (Highway Business District) zoning classification.  

PROPOSED PROJECT AMENDMENT SUMMARY:  
• Rezone – B-3 Convenience Store with Fuel Pumps 

o Site Area – ±6.08 Acres 
o Potential Subdivision of 3 Commercial Lots 
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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 
convenience store with fuel pumps should not be detrimental to surrounding uses. 
Properties to the south are predominantly industrial and commercial with properties 
north of the site a mixture of commercial and residential.   

(2) The applicable standards in Article XI have been met: There are no standards 
applicable to Convenience Stores with Fuel Pumps under the B-3 zoning district 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 South Sub-Area as identified in the Monroe Comprehensive 
Plan. The existing character of this vicinity of the South Sub-Area is predominantly 
non-residential, from this property south to the City Limit boundary with a mixture of 
commercial and residential uses north of the property along S. Broad 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: The applicant is requesting a rezone in conjunction with this rezone 
request to the B-3. Convenience stores with fuel pumps are permitted only as 
Conditional Uses in the zoning districts where allowed. A rezoning to allow the 
requested use is not an option for this type of land use.  

(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 currently zoned M-
1 and could be developed with more intense uses than the requested down zone to B-
3. The conditional use of a convenience store with fuel pumps developed along the 
highway is in keeping with the underlying intent of the B-3 zoning district and should 
not negatively impact property values on adjacent properties. 

(6) Off-street parking and loading, and access thereto, will be adequate: The site 
will be accessed from a private driveway located off Hwy 11 into the center of the 
existing property. The applicant has an approved GDOT driveway permit for the 
entrance to the project on Hwy 11 that includes adding a through lane and the 
construction of deceleration lanes and acceleration taper. The convenience store will 
be connected to private drive with multiple access points. The private drive will be 
constructed to provide access to future parcels for the subdivision of the property. 
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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 convenience store was previously approved by 
the City for construction in 2024, but those permits have expired.   

(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: The primary uses surrounding 
the site to the south are industrial and commercial. The development of the property 
for commercial purposes as the result of a down zoning of the property from industrial 
to commercial zoning will not negatively affect surrounding properties.  

(9) The use would not significantly increase congestion, noise, or traffic hazards: 
The applicant has already been approved for project entrance improvements by GDOT 
and are reflected on the submitted concept plan as noted above.  

(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: Non-residential 
development exists south of the site along S. Broad Street. No domino effect will result 
along S. Broad Street in the granting of this Conditional Use for a convenience store 
with fuel pumps on this property.   

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 recommends approval of the requested 
Conditional Use for development of the site for a convenience store with fuel pumps as 
submitted without conditions.   
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SITE NOTES:
1. ALL DIMENSIONS SHOWN ARE MEASURED TO THE FACE OF CURB AND FACE

OF BUILDING, UNLESS OTHERWISE NOTED.  REFER TO ARCHITECTURAL
DRAWINGS FOR BUILDING DIMENSIONS.

2. THE CONTRACTOR IS TO FIELD VERIFY DIMENSIONS FOR ACCURACY PRIOR
TO BEGINNING CONSTRUCTION.  IF DISCREPANCIES EXIST, CALL ENGINEER
IMMEDIATELY.

3. DEVIATIONS FROM THESE PLANS AND SPECIFICATIONS WITHOUT THE PRIOR
CONSENT OF THE ENGINEER OF RECORD MY BE CAUSE FOR THE WORK TO BE
UNACCEPTABLE.

4. 'TYP' MEANS THAT THE CONDITION IS REPRESENTATIVE FOR SIMILAR
CONDITIONS THROUGHOUT, UNLESS OTHERWISE NOTED

5. TESTING OF MATERIALS REQUIRED FOR THE CONSTRUCTION OF THE PAVING
IMPROVEMENTS SHALL BE PERFORMED BY AN PROFESSIONAL ORGANIZATION
FOR TESTING MATERIALS..  IT SHALL BE THE CONTRACTOR'S RESPONSIBILITY
TO ENSURE THAT THE WORK CONSTRUCTED MEETS THE REQUIREMENTS OF
THE PROJECT SPECIFICATIONS.

6. ALL SIGNS, PAVEMENT MARKINGS, AND OTHER TRAFFIC CONTROL DEVICES
SHALL CONFORM TO THE "MANUAL ON UNIFORM TRAFFIC CONTROL DEVICES"
LATEST EDITION, AS WELL AS APPLICABLE STATE AND LOCAL REQUIREMENTS,
UNLESS OTHERWISE NOTED.

7. TRAFFIC CONTROL SHALL BE IN ACCORDANCE WITH THE STATE DOT
STANDARDS.

8. ALL HANDICAP RAMPING, STRIPING, AND PAVEMENT MARKINGS SHALL
CONFORM TO THE "ADA STANDARDS FOR ACCESSIBLE DESIGN", LATEST
EDITION.

9. THE PAVING CONTRACTOR IS TO COORDINATE WITH THE BUILDING
CONTRACTOR ON THE CONSTRUCTION AND PAVING NEAR ANY BUILDINGS,
SCREENING WALLS, DUMPSTER PADS AND ENCLOSURES.

10. ALL DISCREPANCIES FOUND BY THE CONTRACTOR RELATED TO
UNDERGROUND UTILITIES OR OTHER APPURTENANCES SHALL BE RESOLVED
TO THE SATISFACTION OF THE OWNER/DEVELOPER AND ENGINEER OF
RECORD PRIOR TO INSTALLATION OF ANY PAVEMENT.

11. EXISTING MANHOLE TOPS, INLETS, VALVE BOXES, ETC. ARE TO BE ADJUSTED
AS REQUIRED TO MATCH FINISHED GRADES. IF NECESSARY,
RE-ADJUSTMENTS SHALL BE PERFORMED UPON COMPLETION OF PAVING,
FINE GRADING, AND LANDSCAPING TO ENSURE A SMOOTH TRANSITION.

12. ALL PAVEMENT TO BE SLOPED FOR POSITIVE DRAINAGE.

ADA NOTES:
1. ACCESSIBLE ROUTES AND GENERAL SITE ELEMENTS SHALL COMPLY WITH

THE STANDARDS OUTLINED IN THE D.O.J. "2010 ADA STANDARDS FOR
ACCESSIBLE DESIGN" AND "2015 GEORGIA ACCESSIBILITY CODE.

2. WALKING SURFACES MUST HAVE A RUNNING SLOPE NO STEEPER THAN 1:20
(5.00%), AND A CROSS SLOPE NO STEEPER THAN 1:48 (2.08%).

3. RAMPS MUST HAVE A RUNNING SLOPE NO STEEPER THAN 1:12 (8.33%), AND
A CROSS SLOPE NO STEEPER THAN 1:48 (2.08%).

4. RAMPS WITH A RISE GREATER THAN 6" (0.5') SHALL HAVE HANDRAILS.  THE
MAXIMUM RAMP RISE SHALL BE NO GREATER THAN 30" (2.5').

5. LANDINGS SHALL BE AT LEAST AS WIDE AS THE ASSOCIATED RAMP AND/OR
CURB RAMP, AND HAVE A SLOPE NO GREATER THAN 1:48 (2.08%) IN ALL
DIRECTIONS.  EXCEPTION: LANDINGS THAT CHANGE DIRECTION SHALL BE AT
LEAST 60" (5.0') WIDE.

6. A MINIMUM 60" (5.0') LONG LANDING SHALL BE PROVIDED AT THE TOP AND
BOTTOM OF A RAMP.  EXCEPTION: A MINIMUM 36" (3.0') LAND LANDING SHALL
BE PROVIDED AT THE TOP OF A CURB RAMP, AND NO LANDING IS REQUIRED
AT THE BOTTOM.

7. PARKING SPACES AND THE ASSOCIATED ACCESS AISLE(S) SHALL HAVE A
SLOPE NO GREATER THAN 1:48 (2.08%) IN ALL DIRECTIONS.

8. GROUND SURFACES ARE TO BE STABLE, FIRM, AND SLIP RESISTANT.

9. DETECTABLE WARNINGS SHALL BE INSTALLED ON WALKING SURFACES TO
WARN OF HAZARDS ON WALKS, RAMPS, AND LANDINGS.
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