
 
 

Planning Commission 
 

AGENDA 
 

Tuesday, September 16, 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 - August 19, 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 #3967 - 422 S. Broad St. - Personal Care Home 

VIII. ADJOURNMENT 
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MONROE PLANNING COMMISSION 
MEETING MINUTES – AUGUST 19, 2025 

Present: Chairman Mike Eckles, Kim Jolly, Randy Camp, Rosalind Parks 

Absent: Shauna Mathias 

Staff: Brad Callender – City Planner 

Laura Powell – City Clerk 

Visitors: Bonnie Rosser, GiYoung Kim, and Jonathan Freeland 

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 Jolly, 

      Second Camp. 

      Motion carried unanimously 

Minutes of Previous Meeting(s): 

Chairman Eckles asked if everyone has reviewed the June 17, 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 June 17, 2025, minutes; 

      Motion Parks, 

      Second Camp. 

      Motion carried unanimously 

Report from Code Officer: 

Nothing to report but Mr. Callender thanked Mr. Eckles for his twenty-five years of service on 

the Planning Commission, as this is Mr. Eckles last Planning Commission Meeting. 

Old Business: 

None 

New Business:  

The First Item of Business: Certificate of Appropriateness – CDO #3861 – 250 Hwy 138, 

Tokyo Commercial 

Brad Callender presented the request to expand the existing parking lot behind the restaurant. 

There are currently 72 parking spaces, the proposed additional parking is 41 spaces, for a 

total of 113 parking spaces. A Special Exception Variance will be required before site 

development plans can be approved. 

Chairman Eckles asked if there was anyone here that would like to speak regarding the 

request and GiYoung Kim spoke representing the owner of Tokyo. 

Chairman Eckles asked if there were any questions. There were none. 
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Chairman Eckles called for a motion to approve the request with the one condition in the staff 

report; 

      Motion Camp, 

      Second Jolly. 

      Motion carried unanimously 

The Second Item of Business: Conditional Use #3904 – 1108 E. Church St. – Self-Service 

Laundromat 

Mr. Callender presented there was an existing coin laundry at the location and the request is 

to place a self-service laundry back in the space. The property is zoned B-1 and this type of 

use is conditional. The business has not been functional or running with a business license for 

over six months, thus, has to come back and get a conditional use approval from the City. 

Chairman Eckles asked if there was anyone here that would like to speak regarding the 

request and Jonathan Freeland spoke. He mentioned, in addition to Mr. Callender’s 

presentation, that all of the equipment will be replaced, they will modernize the location, and 

demographic analysis has been completed. The analysis shows that there may be a market 

for a wash and fold in the near future, and there is a capacity for a third coin laundry in the 

area, and will not disrupt business for the other two laundromats. Mr. Freeland shared that 

there have been some tough negotiations in regards to an appropriate lease that is geared 

towards a convenient store, but feels confident they will push through the barriers. 

Chairman Eckles asked if there were any questions. Ms. Parks asked if it was sixty days both 

ways in reference to messaging in the lease, and termination can happen with sixty days’ 

notice, and Mr. Freeland confirmed that was correct and related to the ability to “tear down” 

a building if needed. Again, the agreement is geared towards convenient stores, not coin 

laundromats. 

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

      Motion Camp, 

      Second Parks. 

      Motion carried unanimously 

Chairman Eckles stated that he is very proud to have served the time he has on the Planning 

Commission and to the City of Monroe. He thinks the Commission has done a vital job assisting 

the City Council in an advisory capacity, and they have in a small way helped Monroe become 

the City it is today – Other cities around are envious. 

Adjournment: 

Chairman Eckles entertained a motion to adjourn;  

      Motion Parks, 

      Second Camp, 

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

CERTIFICATE OF APPROPRIATENESS 
STAFF REPORT 

APPLICATION SUMMARY 

CERTIFICATE OF APPROPRIATENESS CASE: 3965 

DATE: September 10, 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 

ACREAGE: ±6.08 

EXISTING ZONING: B-3 (Highway Commercial District) 

EXISTING LAND USE: Undeveloped 

ACTION REQUESTED: The owner is petitioning for a Certificate of Appropriateness to allow 
for development of a convenience store with fuel pumps.     

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

DATE OF SCHEDULED MEETING 
 PLANNING COMMISSION: September 16, 2025 

REQUEST SUMMARY 

CERTIFICATE OF APPROPRIATENESS REQUEST SUMMARY:  

 The applicant is requesting a Certificate of Appropriateness to allow for development 
of a convenience store with fuel pumps at the property located at 1521 S. Broad St. The 
property was recently rezoned to B-3 (Highway Commercial District) in July and also received 
Conditional Use approval for the convenience store and fuel pumps. The applicant received a 
Certificate of Appropriateness approval for the Corridor Design Overlay District to develop the 
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. Changes to the Zoning 
Ordinance required the recent rezoning and conditional use approval. The purpose of this 
request to re-obtain a Certificate of Appropriateness for development of the convenience store 
with fuel pumps. 

 

4



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

PROPOSED PROJECT SUMMARY:  
• Convenience Store with Fuel Pumps, Retail Spaces 

o Proposed Building – ±8,100 Sf. 
 3 Tenant Spaces 

• Convenience Store – ±3,900 Sf 
• Retail Spaces (2) – ±2,100 Sf 

o Proposed Parking – 26 Spaces 
o Façade Materials – Brick, Fiber Cement Siding, and Stucco 
o Roof Type – Parapet   

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 proposed site plan includes a convenience store and retail spaces with fuel pumps 
accessed off one entrance drive from S. Broad Street. The building is oriented on the 
lot with one side of the building façade facing S. Broad Street and the front façade 
facing the fuel pumps. Parking is provided along the front and side of the building and 
an access drive and drive through are provided around the building. As described in 
the request summary, the project has already been approved previously and is only 
seeking to re-obtain a new Certificate of Appropriateness for the Corridor Design 
Overlay District. This is the next step in order to submit site development plans to the 
City.  

(2) 643A.2 – Architecture:  
Representative architectural drawings submitted with this application propose a 
building with facades primarily composed of brick and fiber cement siding, with stucco 
cornices. A parapet roof style will be provided on all four sides of the building. Windows 
and doors with steel trim are provided on the façade facing S. Broad Street and the 
front façade. The building appears to meet all of the Architecture requirements outlined 
in Section 643A.2 with one exception. In Section 643A.2.a.3.h, the façade of the main 
building is required to have at least one entrance facing a public street. A 
doorway/entrance will need to be added to the portion of the building facing S. Broad 
St.      

(3) 643A.3 – Pavement:  
The proposed site plan includes a parking layout and drive aisle plan with dimensions 
that comply with the General and Area Specific Criteria outlined in Section 643A.3 of 
the Zoning Ordinance. The building is oriented on the lot to limit the amount of 
pavement between the building and S. Broad St. to less than the required dimension 
of 42-feet of pavement width.  

(4) 643A.4 – Landscaping: 
A landscape plan was submitted with the COA application. Along the frontage of the 
convenience store portion of the site, sod and tree plantings are proposed in the 
minimum required 20-foot frontage landscape buffer. Additional trees will be required 
in accordance with Section 643A.4.a.3.d with plantings placed every 25 feet along the 
frontage. Evergreen shrubbery will be required between the fueling area and S. Broad 
St. in the 20-foot frontage landscape buffer to comply with Section 643A.4.a.3.b. The 
remainder of the site appears to comply with General Criteria outlined in Section 
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643A.4 of the Zoning Ordinance. In the parking regulations under Section 520.4(f), 
parking areas with 10 or more spaces require additional landscaping such as trees, 
flowers, shrubs and other ornamental plants around the interior parking areas. 

(5) 643A.5 – Signs: 
Signage on this property will be required to comply with the General Criteria outlined 
in Section 643A.5 and Article XIII of the Zoning Ordinance. There are existing non-
conforming billboard style signs on the property that will need to be removed prior to 
development of the site.  

(6) 643A.6 - Illumination: 
A lighting plan was submitted with the COA application. The submitted lighting plan 
appears to comply with the Illumination Criteria for the Corridor Design Standards and 
Guidelines outlined in Section 643A.6 of the Zoning Ordinance.         

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 develop the convenience store and retail spaces 
with fuel pumps, subject to the following conditions:  

1. The wall facing S. Broad Street shall include one public entrance as required in Section 
643A.2.a.3.h. 

2. The existing billboards on the property shall be removed prior to the issuance of a 
Land Disturbance Permit.  

3. Additional tree plantings and evergreen shrubbery shall be provided as required by 
Section 643A.4.a.3.b and 643A.4.a.3.d. 
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P. 770-917-9172

Building 100, Suite 120
Kennesaw, Georgia 30144

www.mrpdesign.com

3450 Acworth Due West Road

Proposed Convenience Store Elevation and Color Selections - Rex, GA
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CITY OF MONROE 
PLANNING & ZONING 

CONDITIONAL USE STAFF REPORT 

APPLICATION SUMMARY 

CONDITIONAL USE CASE: 3967 

DATE: September 10, 2025 

STAFF REPORT BY: Brad Callender, Planning & Zoning Director 

APPLICANT NAME: Jonathan Lewis 

PROPERTY OWNER: John Kenneth & Susan P. Still 

LOCATION: West side of S. Broad Street – 422 S. Broad Street 

COUNCIL DISTRICTS: 4 & 8 

ACREAGE: ±0.71 

EXISTING ZONING/CHARACTER DISTRICT: CD-4 (Neighborhood Center Character 
District) 

EXISTING LAND USE: Single-family dwelling and shared parking lot 

REQUEST SUMMARY: The owner is petitioning for Conditional Use approval on this property 
to allow for a family personal care home.    

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

DATES OF SCHEDULED PUBLIC HEARINGS 
 PLANNING COMMISSION: September 16, 2025 
 CITY COUNCIL: October 14, 2025 

REQUEST SUMMARY 

CONDITIONAL USE PERMIT REQUEST SUMMARY:  

 The applicant is requesting Conditional Use approval to allow for a family personal care 
home. Family personal care homes, by definition, provide care in a family residential setting 
for two (2) to six (6) people. The subject property is currently designated with the character 
district of CD-4 under the Character Based Code. The subject property contains a single-
family residence and a shared parking lot with the grocery store on the adjoining property. 
The single-family residence was previously used as a family personal care home in the past.  
However, the residence has not been used for a personal care home for the last few years. 
With more than 6 months having transpired since the last active business license was issued 
for that use, Conditional Use approval is necessary to allow a new family personal care home 
in the residence.  

18



Conditional Use Staff Report, 1108 E. Church St., Page 2 of 3 
 

PROPOSED PROJECT SUMMARY:  
• Family Personal Care Home 

o Existing Building Floor Area – ±1,628 Sf. 
o Number of care recipients – 6  

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 
family personal care home should not be detrimental to surrounding uses. The single-
family residence was previously used as a personal care home in the past. There are 
other personal care homes in the vicinity along S. Broad St.   

(2) The applicable standards in Article XI have been met: There are no standards 
applicable to personal care homes 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 located in the Downtown Sub-Area as identified in the Monroe 
Comprehensive Plan. The existing character of this vicinity of the Downtown Sub-Area 
is a mixture of commercial, childcare homes, and residences. 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: Family personal care homes are permitted only as Conditional Uses in 
the underlying CD-4 character district. Personal care homes are conditional uses in all 
other character districts as well.   

(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 with 
the existing single-family residence and shared parking lot. Granting conditional use 
approval for the family personal care home 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 S. Broad St. to a shared parking lot for the 
residence and adjoining grocery store. Parking and access will remain adequate to 
accommodate the requested conditional use.  

(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 care home. As previously stated, the existing single-family 
residence was formerly used as a family personal care home in the past.     
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(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 single-family residence 
that was formerly used as a family personal care home in the past. 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.  

(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 S. Broad Street in the granting of this Conditional Use for a family 
personal care at this location previously used for the same purpose.   

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 family personal care home as submitted without conditions.   
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