
 
 
 

 

 
Statesboro Planning Commission 

December 6, 2016 
5:00 P.M. 

City Hall Council Chamber 
 

Meeting Agenda 

I. Call to Order  
 

II. Motion to Approve Order of the Meeting Agenda 
 

III. Approval of Minutes  
 

1.) November 2, 2016 Meeting Minutes 
 

IV. Consideration of a Motion to Approve the 2017 Planning Commission Meeting Schedule 
 

V. New Business 
 

1. APPLICATION # V 16-11-03: Monarch 301 Apartments LLC requests a variance from 
Article XV Section 1509(C) Table 3 of the Statesboro Zoning Ordinance regarding the 
maximum square footage and maximum height allowed for a monument sign to be 
installed at 816 South Main Street (Tax Parcel MS52 000026 000).  

 
2. APPLICATION # RZ 16-12-01: Home Land Auto Group requests a zoning map 

amendment for 1.5 acres of property located at 2538 Northside Drive West from CR 
(Commercial Retail) zoning district to HOC (Highway Oriented Commercial) zoning 
district to permit a retail used automobile dealership (Tax Parcel # S17 000008 000). 

 
3. APPLICATION # SE 16-10-07: Vaden of Statesboro, Inc. requests a special exception 

to utilize the property at 600 Brannen Street as a parking lot for automobile sales 
inventory within the CR (Commercial Retail) zoning district (Tax Parcel S53 000059 
000). 

 
VI. Announcements 

 
VII. Adjourn 
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Statesboro Planning Commission 

November 2, 2016 
5:00 P.M. 

City Hall Council Chamber 

 
Meeting Minutes 

Present: Planning Commission Members: Patrick Sullivan, Benjamin McKay, Jamey Cartee and James W. 
Byrd, Sr. City of Statesboro Staff: Director of Planning and Development Frank Neal, Planning & 
Development Specialist Candra E. Teshome, Development Project Manager Cindy Clifton, Code 
Compliance Officer Mike Chappel.  

I. Call to Order  
Commissioner Byrd called the meeting to order at 5:00 PM. 
 (Commissioner Sullivan arrived at 5:02 PM) 
 

II. Motion to Approve Order of the Meeting Agenda 
Commissioner Cartee made a motion to approve the order of the meeting agenda, 
seconded by Commissioner McKay and the motion carried 4 to 0. 
 

III. Approval of Minutes  
Commissioner McKay made a motion to approve the minutes of the October 4, 2016 
Planning Commission meeting, seconded by Commissioner Cartee and the motion carried 4 
to 0. 
 

IV. New Business 
 
1. APPLICATION # RZ 16-10-01: Marc Bruce on behalf of J.C. Lewis Investment Company, 
LLC requests a zoning map amendment for 1 acre of property located at 115 Continental 
Road from CR (Commercial Retail) zoning district to HOC (Highway Oriented Commercial) 
zoning district to permit a retail new and used automobile dealership at the location (Tax 
Parcel # MS42 000013 000). 
 
Frank Neal presented this case and its companion cases RZ 16-10-02, RZ 16-10-03 and RZ 16-
11-02 to the commissioners and took any questions. Mr. Neal introduced Marc Bruce, the 
applicant’s attorney, and he spoke on behalf of the request. No one spoke against the 
request.  
 
Commissioner Byrd made a motion to approve the applications, seconded by Commissioner 
Cartee, and the motion carried 4 to 0. 
 
2. APPLICATION # RZ 16-10-02: Marc Bruce on behalf of J.C. Lewis Investment Company, 
LLC requests a zoning map amendment for 8.21 acres of property located at 0 Veterans 
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Memorial Parkway from CR (Commercial Retail) zoning district to HOC (Highway Oriented 
Commercial) zoning district to permit a retail new and used automobile dealership at the 
location (Tax Parcel # MS42 000012 000). 
 
Frank Neal presented this case and its companion cases RZ 16-10-01, RZ 16-10-03 and RZ 16-
11-02 to the commissioners and took any questions. Mr. Neal introduced Marc Bruce, the 
applicant’s attorney, and he spoke on behalf of the request. No one spoke against the 
request.  
 
Commissioner Byrd made a motion to approve the applications, seconded by Commissioner 
Cartee, and the motion carried 4 to 0. 
 
3. APPLICATION # RZ 16-10-03: Marc Bruce on behalf of J.C. Lewis Investment Company, 
LLC requests a zoning map amendment for a .5 acre parcel located at 0 Veterans Memorial 
Parkway from CR (Commercial Retail) zoning district to HOC (Highway Oriented Commercial) 
zoning district to permit a retail new and used automobile dealership at the location (Tax 
Parcel # MS42 000012 002). 
 
Frank Neal presented this case and its companion cases RZ 16-10-02, RZ 16-10-01 and RZ 16-
11-02 to the commissioners and took any questions. Mr. Neal introduced Marc Bruce, the 
applicant’s attorney, and he spoke on behalf of the request. No one spoke against the 
request.  
 
Commissioner Byrd made a motion to approve the applications, seconded by Commissioner 
Cartee, and the motion carried 4 to 0. 
 
4. APPLICATION # RZ 16-11-02: Marc Bruce on behalf of J.C. Lewis Investment Company, 
LLC requests a zoning map amendment for 4.8 acres of property located at 0 Veterans 
Memorial Parkway from CR (Commercial Retail) zoning district to HOC (Highway Oriented 
Commercial) zoning district to permit a retail new and used automobile dealership at the 
location (Tax Parcel # MS42 000012 001). 
 
Frank Neal presented this case and its companion cases RZ 16-10-02, RZ 16-10-03 and RZ 16-
10-01 to the commissioners and took any questions. Mr. Neal introduced Marc Bruce, the 
applicant’s attorney, and he spoke on behalf of the request. No one spoke against the 
request.  
 
Commissioner Byrd made a motion to approve the applications, seconded by Commissioner 
Cartee, and the motion carried 4 to 0. 
 
5. APPLICATION # V 16-09-02: Beacon Place Statesboro, LLC requests a variance from 
Article XV Section 1509(C) Table 3 regarding maximum allowed height for the installation of 
a monument sign at 0 S&S Railroad Bed Road (Tax Parcel # 107 000005 007). 

 
Frank Neal presented the case to the commissioners and took any questions. Josh Whitfield, 
of Whitfield Signs, spoke on behalf of the request. No one spoke against the request. 
Commissioner Sullivan made a motion to approve the request, seconded by Commissioner 
McKay and the motion carried 4 to 0. 
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6. APPLICATION # V 16-10-06: Compassion Christian Church requests a variance from 
Article XV Section 1509(C) Table 3 regarding the maximum aggregate sign area and 
maximum square feet allowed for installation of a monument sign and building signs at 0 
Cawana Road (Tax Parcel # 107 000004 000). 
 
Frank Neal presented the case to the commissioners and took any questions. Josh Whitfield, 
of Whitfield Signs, spoke on behalf of the request. No one spoke against the request. 
Commissioner Cartee made a motion to approve the request, seconded by Commissioner 
Sullivan and the motion carried 4 to 0. 
 
7. APPLICATION # RZ 16-10-05: Ray Hendley requests a zoning map amendment for a 1.19 
acre parcel located at 453 South College Street from R20 (Single-Family Residential) zoning 
district to R4 (High Density Residential District) zoning district to permit the construction of 
five (5) one-bedroom cottages (Tax Parcel # S21 000006 000). 

 
Frank Neal presented this case and its companion case V 16-11-01 to the commissioners and 
took any questions. Bryan Davis—the property manager for Hendley Properties—spoke on 
behalf of the request. Clarification was made regarding staff’s recommendation to deny the 
setback variance and approve the minimum dwelling square footage and zoning map 
amendment requests.  
 
Rick Curlin spoke regarding traffic concerns. He stated his only opposition to the project was 
an increase in congestion and traffic. Virginia Russell expressed her concerns regarding high 
density, the minimal amount of square footage and the similarity in design of the Hendley 
Properties construction projects. Margot McCoy expressed her concerns regarding traffic at 
the intersection.  
 
Commissioner Cartee abstained from voting due to a contract with Hendley Properties for 
the subject site. After much discussion, Commissioner McKay made a motion to approve the 
requests with the condition that future attempts to enclose the patios in the setback are 
prohibited. Commissioner Sullivan seconded the motion, and it carried 3 to 0. 
 
8. APPLICATION # V 16-11-01: Ray Hendley requests a variance from Article XXII Sec. 
2203.1(A) regarding the minimum size dwelling requirements and a variance from Article VI 
Sec. 603(A)(1) regarding the minimum rear yard setback for the parcel located at 453 South 
College Street (Tax Parcel # S21 000006 000). 
 
Frank Neal presented this case and its companion case RZ 16-10-05 to the commissioners 
and took any questions. Bryan Davis—the property manager for Hendley Properties—spoke 
on behalf of the request. Clarification was made regarding staff’s recommendation to deny 
the setback variance and approve the minimum dwelling square footage and zoning map 
amendment requests.  
 
Rick Curlin spoke regarding traffic concerns. He stated his only opposition to the project was 
in increase in congestion and traffic. Virginia Russell expressed her concerns regarding high 
density, the minimal amount of square footage and the similarity in design of the Hendley 
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Properties construction projects. Margot McCoy expressed her concerns regarding traffic at 
the intersection.  
 
Commissioner Cartee abstained from voting due to a contract with Hendley Properties for 
the subject site. After much discussion, Commissioner McKay made a motion to approve the 
requests with the condition that future attempts to enclose the patios in the setback are 
prohibited. Commissioner Sullivan seconded the motion, and it carried 3 to 0. 
 
9. APPLICATION # DSDA 16-10-002: AgSouth Farm Credit requests the demolition of a 
structure located at 20 East Vine Street, a property located within the boundaries of the 
Downtown District. Article XXX Section 3003 of the Statesboro Zoning Ordinance requires a 
finding of necessity for the demolition of structures deemed worthy of preservation by City 
Council (Tax Parcel # S29 000022 000). 
 
Frank Neal presented this case and its companion case DSDA 16-10-001 to the 
commissioners and took any questions. Robert F. Mikell, of Brown Rountree, represented 
the applicant as counsel and spoke on behalf of the request. John Rule, an architect with 
D'Arcangelo Palmer and Rule and John Lavendar of Lavender & Associates presented a 
summary of the steps required for rehabilitating the buildings. Alisa Gunter, AgSouth’s CFO, 
spoke on behalf of the request.  
 
After much discussion, Commissioner Sullivan asked if the audience had any comments. 
Kelsey Kirk spoke in opposition to the request. Alan Gross spoke in favor of the request. 
After additional discussion, Commissioner Sullivan made a motion to approve the request 
with staff’s recommendation as written, seconded by Commissioner McKay and the motion 
carried 4 to 0. 
 
10. APPLICATION # DSDA 16-10-001: AgSouth Farm Credit requests the demolition of a 
structure located at 0 East Vine Street, a property located within the boundaries of the 
Downtown District. Article XXX Section 3003 of the Statesboro Zoning Ordinance requires a 
finding of necessity for the demolition of structures deemed worthy of preservation by City 
Council (Tax Parcel # S29 000021 000). 

 
Frank Neal presented this case and its companion case DSDA 16-10-002 to the 
commissioners and took any questions. Robert F. Mikell, of Brown Rountree, represented 
the applicant as counsel and spoke on behalf of the request. John Rule, an architect with 
D'Arcangelo Palmer and Rule and John Lavendar of Lavender & Associates presented a 
summary of the steps required for rehabilitating the buildings. Alisa Gunter, AgSouth’s CFO, 
spoke on behalf of the request.  
 
After much discussion, Commissioner Sullivan asked if the audience had any comments. 
Kelsey Kirk spoke in opposition to the request. Alan Gross spoke in favor of the request. 
After additional discussion, Commissioner Sullivan made a motion to approve the request 
with staff’s recommendation as written, seconded by Commissioner McKay and the motion 
carried 4 to 0. 

 
V. Announcements 

There were no announcements. 
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VI. Adjourn 

Commissioner McKay made a motion to adjourn, seconded by Commissioner Cartee and the 
motion carried 4 to 0. 

 
 
______________________________________   
Chair – James W. Byrd, Sr.  
 
 
 
______________________________________   
Secretary – Frank Neal, AICP 
Director of Planning and Development 
 



 

 

 
 
 
 
 

 
CITY OF STATESBORO 

PLANNING COMMISSION 
2017 SCHEDULE 

 

*Applications are due by 4:00 p.m. local time on the deadline date.  Applications must be complete and 
include all required attachments in order to be considered by the Planning Commission and City Council 
on the corresponding meeting dates. 
**Right Start meetings are held in Joe Brannen Hall (City of Statesboro Development Annex) and are by 
reservation only. Please confirm your reservation time with the Planning and Development Department 
at (912) 764-0630. 
***Planning Commission meetings are held the first Tuesday of each month, 5:00 PM, City Hall, City 
Council Chambers, 50 East Main Street. 
****Anticipated meeting date.  City Council meetings are typically held the first and third Tuesday of 
each month.  Confirm City Council meeting dates with the City Clerk’s office (912) 764-0621. 

Deadline Date* 
Right Start 
Meeting** 

Planning 
Commission 
Meeting*** 

City Council 
Meeting**** 

December 9, 2016 December 15, 2016 January 3, 2017 January 17, 2017 

January 6, 2017 January 12, 2017 February 7, 2017 February 21, 2017 

February 10, 2017 February 16, 2017 March 7, 2017 March 21, 2017 

 March 10, 2017 March 16, 2017 April 4, 2017 April 18, 2017 

April 7, 2017 April 13, 2017 May 2, 2017 May 16, 2017 

May 5, 2017 May 11, 2017 June 6, 2017 June 20, 2017 

June 9, 2017 June 15, 2017 July 3, 2017 July 18, 2017 

July 7, 2017 July 13, 2017 August 1, 2017 August 15, 2017 

August 4, 2017 August 10, 2017 September 5, 2017 September 19, 2017 

September 8, 2017 
September 14, 

2017 
October 3, 2017 October 17, 2017 

October 6, 2017 October 12, 2017 November 7, 2017 November 21, 2017 

November 10, 2017 November 16, 2017 December 5, 2017 December 19, 2017 

December 8, 2017 December 14, 2017 January 2, 2018 January 16, 2018 



 

 

 

City of Statesboro – Department of Community Development  

DEVELOPMENT SERVICES REPORT 

P.O. Box 348     » (912) 764-0630 

Statesboro, Georgia   30458  » (912) 764-0664 (Fax) 

V 16-11-03 

VARIANCE REQUEST 

816 SOUTH MAIN STREET 

LOCATION: 816 South Main Street 

 

REQUEST: 

Variance from Article XV Section 1509(C) 

Table 3 regarding the maximum square 

footage and maximum allowed height for a 

monument sign.  

APPLICANT: Monarch 301 Apartments, LLC 

OWNER(S): Monarch 301 Apartments, LLC 

ACRES: 10.01 acres 

PARCEL TAX  

MAP #: 
MS52 000026 000 

COUNCIL        

DISTRICT:            
District 3 (Yawn) 

   

PROPOSAL: 

The applicant requests a variance from Article XV Section 1509(C) Table 3 of the Statesboro Zoning Ordinance 

regarding the maximum square footage and the maximum allowed height for a monument sign. The subject site is 
zoned R4 (High Density Residential District) and located in Sign District 1 (See Exhibit A – Location Map). 

BACKGROUND: 

The subject site was rezoned from CR (Commercial Retail) to R4 (High Density Residential District) on September 7, 
2011 (case number RZ 11-07-02) for the purposes of redevelopment. The site is also subject to a variance to allow 
for 29 dwelling units per acre (case number V 11-07-03), a variance to allow for a maximum building height of 55 feet 
(case number V 11-07-04) and an administrative variance to allow for 9’ wide parking spaces.  
 
The applicant’s proposal includes one (1) monument sign, which meets regulations, and one (1) monument sign, 
which exceeds the maximum square footage (40 sq. ft.) and the maximum height (6 feet) requirements for Sign 
District 1 (See Exhibit B—Site Photos).  

SURROUNDING LAND USES/ZONING: 

 ZONING: LAND USE: 

NORTH: HOC (Highway Oriented Commercial) and 
CR (Commercial Retail) 

Various commercial uses. 

SOUTH: CR (Commercial Retail) and EXPT (Exempt) Various commercial uses and GSU campus. 

EAST: Exempt GSU campus. 

WEST HOC (Highway Oriented Commercial) and R4 
(High Density Residential District) 

Various commercial uses; high density apartment complexes. 

The ten acre subject site is adjacent to the campus of Georgia Southern University and in proximity to several other 
student-oriented apartment complexes (The Woodlands, The Forum, and The Varsity) and several retail, restaurants, 
and other commercial establishments.  It is also within walking distance of the Downtown Statesboro Development 
Authority’s downtown district. 
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DEVELOPMENT SERVICES REPORT 

Case # V 16-11-03 

November 28, 2016 

 

COMPREHENSIVE PLAN: 

Vision 

Currently dominated by auto-oriented design and large surface parking lots, the Activity Centers/Regional Centers will 

evolve into pedestrian-oriented shopping, office, and entertainment places that may also accommodate high-density 

residential development. Where excess parking is located, infill development can break up large surface lots. Tree 

plantings and landscaping will be generous to soften the development intensity in these areas. Access to these 

activity centers will be easily achieved for pedestrians, cyclists, and drivers alike (See Exhibit C—Future 

Development Map). 

Some appropriate land uses for the “Activity Centers/Regional Centers” character area include the following: 

• Small, mid-size, and regional retail and commercial, including big box stores.  
• Redeveloped shopping center should be encouraged to include diverse uses and pedestrian-scaled 
elements.  
• Diverse mix of higher density housing types, such as multifamily, town houses, apartments, lofts, and 
condos.  
• Entertainment  
• Services  
• Employment Centers  
• Office  
• Medical  
• Multi-Family 
 

Statesboro Comprehensive Master Plan, Community Agenda page 25. 

In addition, the Future Development Map and Defining Narrative section of the Comprehensive Plan states the 
following:  

“Statesboro residents have expressed dissatisfaction with a variety of features in the community which clutter 
streetscapes and obstruct natural landscape features -particularly on major corridors entering and exiting the 
community. While City leadership has acknowledged the need to comprehensively update land development 
regulations to holistically address aesthetic concerns, there exist a number of individual topics which can be 
addressed by ordinance amendments in the short-term. Signs (attached and detached) should be managed by 
incorporating uniform design features, and by restricting billboards and other off-premise signage which 
distract from traffic control signage and compete with local and other on-site businesses.” 

Statesboro Comprehensive Master Plan, Community Agenda page 11. 

ANALYSIS: 

I. Variance from Article XV Section 1509(C) Table 3: Sign District 1 Dimensional Standards to permit 
an increase in the maximum height and maximum square footage for one (1) monument sign.  

 
The applicant is requesting a variance from Article XV Section 1509(C) Table 3 regarding the maximum height for one 
(1) monument sign (See Exhibit D—Proposed Signage Plans). The subject site is located in the R4 (High Density 
Residential District) zoning district and is regulated by the dimensional standards of Sign District 1 (See Exhibit E—

Section 1509(C) Table 3).  
 
The ordinance restricts the height of monument signs to six feet. The applicant’s intention is to increase the maximum 
height of one (1) monument sign on South Main Street from the permissible 6’ to 11’ 6”, a 5’ 6” increase. In addition, the 
applicant would like to increase the maximum sign area, for the same sign, from the permissible 40 square feet to 57’ 
4”, a 17’ 4” increase.  
 
This portion of South Main Street contains five (5) lanes—one (1) two-way left turn center lane and two (2) lanes in 
each direction—with a speed limit of 35 miles per hour. Staff conducted a site visit on November 28, 2016 and 
determined the speed at which traffic moves and other signage along the corridor might have a negative impact on 
the sign’s visibility. 

Section 1503(G) states that no variances shall be permitted from the terms of Article XV regarding signs in the 
Statesboro Zoning Ordinance. It continues to state that “Specifically, no variances under article XVIII of this ordinance 
[chapter] shall be applicable to the standards contained within this article.” However, Article XV regarding signs is part 
of the Statesboro Zoning Ordinance, which provides for the award of variances by the City Council from the zoning 
regulations stating that “approval of a variance must be in the public interest, the spirit of the ordinance must be 
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DEVELOPMENT SERVICES REPORT 

Case # V 16-11-03 

November 28, 2016 

 

observed, public safety and welfare secured, and substantial justice done” and Section 1801 states that the Mayor 
and Council [should] consider if the following are true in its consideration of a variance request: 

1. There are special conditions pertaining to the land or structure in question because of its size, 
shape, topography, or other physical characteristic and that condition is not common to other 
land or buildings in the general vicinity or in the same zoning district; 
 

2. The special conditions and circumstances do not result from the actions of the applicant; 

 
3. The application of the ordinance to this particular piece of property would create an 

unnecessary hardship; and 
 

4. Relief, if granted, would not cause substantial detriment to the public good or impair the 
purposes and intent of the zoning regulations. 

 
 
STAFF RECOMMENDATION: 
 

Staff recommends approval of the variance requested by application V 16-11-03.  
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DEVELOPMENT SERVICES REPORT 

Case # V 16-11-03 

November 28, 2016 

 

EXHIBIT A:  LOCATION MAP 
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DEVELOPMENT SERVICES REPORT 

Case # V 16-11-03 

November 28, 2016 

 

EXHIBIT B: SITE PHOTOS 

 

Picture 1 Approximate Proposed Location of Monument Sign (in background near yield sign) in Background Facing 

Northeast on South Main Street  

 
Picture 2 South Main Street Facing Northwest Depicting Potential for Traffic Approaching Proposed Sign 
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DEVELOPMENT SERVICES REPORT 

Case # V 16-11-03 

November 28, 2016 

 

 

EXHIBIT B: SITE PHOTOS 

 

Picture 3 Intersection Depicting Proposed Location of Sign Facing Northeast on South Main Street  

 
Picture 4 Intersection Depicting Proposed Location of Sign on Facing Northwest on South Main Street  
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DEVELOPMENT SERVICES REPORT 

Case # V 16-11-03 

November 28, 2016 

 

 

EXHIBIT C: FUTURE DEVELOPMENT MAP
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DEVELOPMENT SERVICES REPORT 

Case # V 16-11-03 

November 28, 2016 

 

 

EXHIBIT D: PROPOSED SIGNAGE PLANS 
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DEVELOPMENT SERVICES REPORT 

Case # V 16-11-03 

November 28, 2016 

 

EXHIBIT D: PROPOSED SIGNAGE PLANS (CONT) 
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DEVELOPMENT SERVICES REPORT 

Case # V 16-11-03 

November 28, 2016 

 

EXHIBIT D: PROPOSED SIGNAGE PLANS (CONT) 
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DEVELOPMENT SERVICES REPORT 

Case # V 16-11-03 

November 28, 2016 

 

EXHIBIT E: SECTION 1509(C) TABLE 3 

 

 



 
 

City of Statesboro-Department of Planning and Development 

DEVELOPMENT SERVICES REPORT 
P.O. Box 348    (912) 764-0630 

Statesboro, Georgia 30458  (912) 764-0664 (Fax) 

 

RZ 16-12-01 

ZONING MAP AMENDMENT REQUEST 

2538 Northside Drive West  

LOCATION: 2538 Northside Drive West 

 

REQUEST: 

Rezone from CR (Commercial Retail) to HOC 

(Highway Oriented Commercial) to permit use 

of the parcel as a used car dealership.  

APPLICANT: Home Land Auto Group 

OWNER(S): F. Barry Hodges, III & James W. Pilcher, Jr. 

ACRES: 1.5 acres 

PARCEL TAX  

MAP #: 
S17 000008 000 

COUNCIL        

DISTRICT:            
2 (Jones) 

   

PROPOSAL: 

The applicant is requesting a zoning map amendment for one (1) 1.5 acre parcel from CR (Commercial Retail) to HOC 
(Highway Oriented Commercial) to permit a used automobile dealership (See Exhibit A – Location Map). 

BACKGROUND:   

The subject parcel is located at 2538 Northside Drive West (tax parcel S17 000008 000). The parcel currently 
contains one (1) vacant building.  

SURROUNDING ZONING/LAND USES: 

 ZONING: LAND USE: 

NORTH: CR (Commercial Retail) Miscellaneous sales and service and repair shops 

SOUTH: HOC (Highway Oriented Commercial) Retail facilities and personal services facilities 

EAST: HOC (Highway Oriented Commercial) Service and repair shops, used car and truck sales and 
food service facilities 

WEST CR (Commercial Retail) Retail facilities 

 

Properties to the north and east are predominantly miscellaneous sales and auto service and repair shops, while 
properties to the south and west include retail and personal service facilities. The subject site is surrounded by a 
range of uses including the Walgreen’s Pharmacy, Boyd’s Pit Bar-B-Q, AutoZone and Jarrard Pre-owned Vehicles 
and is adjacent to the new Family Dollar   (See EXHIBIT B—Photos of Subject Site and Surrounding Area). 
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Case # RZ 15-03-04 
April 29, 2015 

DEVELOPMENT SERVICES REPORT 
Case # RZ 16-12-01 
November 29, 2016 
 

COMPREHENSIVE PLAN: 

The subject site lies within the “Commercial Redevelopment” character area, although it is on the border of the 
“Downtown” and “Established Residential Neighborhood” character areas, as identified by the City of Statesboro 
2014 Future Development Map (See EXHIBIT C—2014 Future Development Map) within the City of Statesboro 
Updated 2014 Comprehensive Plan.  

 
Vision:  

The Commercial Redevelopment areas are currently in decline with vacant or underutilized properties. These areas 
are characterized by a high degree of access by vehicular traffic; onsite parking; and a low degree of open space. It is 
the desire of the community to identify and target these areas for redevelopment and investment, thus returning these 
areas to their intended state of a thriving commercial and/or mixed use district. 
 

Suggested Development & Implementation Strategies 

 Redevelopment of older commercial centers in lieu of new construction further down the corridor. 

 Infill development on vacant sites closer in to the center of community. These sites, with existing 
infrastructure in place, are used for new development, matching character of surrounding 

 Driveway consolidation and inter-parcel connections between parking lots. 
 

Statesboro Updated 2015 Comprehensive Plan, Community Agenda page 27. 

COMMUNITY FACILITIES AND TRANSPORTATION: 

The subject property is currently serviced by city utilities, sanitation, and public safety.  No significant impact is expected 
on community facilities or services as a result of this request. The subject site contains a narrow portion that meets 
Northside Drive West, which is insufficient for the development of a driveway that services this parcel. Consequently, 
the applicant with work with Family Dollar to gain cross access to a newly constructed driveway (See Exhibit D—

Family Dollar Site Plan). 

ENVIRONMENTAL: 

The subject property does not contain wetlands and are not located in a special flood hazard area. Any environmental 
issues will be addressed during the permitting phase.  

ANALYSIS: 

Whether a zoning map amendment requested by applications RZ 16-12-01 should be granted to allow the 
site to develop as a commercial automobile dealership.  

“Automobile and allied sales and services: service stations and repair shops, used car and truck sales, automotive 
parts and accessories, new car and truck sales, boat and marine sales, trailer and mobile home sales, heavy 
equipment and/or farm implement sales, and shops” are listed permissible uses allowable by right only within the 
HOC (Highway Oriented Commercial) zoning district. The subject site requesting the use of automobile sales is 
zoned CR (Commercial Retail). Automobile and allied sales and services is not a permissible use by right for the 
subject site under its current zoning designation.  
 
Current Zoning Compared to Requested Zoning 

Commercial Retail Districts allow for general retail, wholesale, office, and personal service establishments and health 
care uses. This district allows for more intense and less dense development, but allows for uses that are not as 
automobile dependent as the Highway Oriented Commercial district, in which the principal use of land is for 
establishments offering accommodations and supplies or services to motorists and the traveling public and require 
more land area. 

The CR (Commercial Retail) zoning district for the City of Statesboro is generally considered to be appropriate for 
commercial development that is more compact in density, but likely higher in intensity of use, than those uses 
permitted within the HOC (Highway Oriented Commercial) district. The HOC (Highway Oriented Commercial) district, 
therefore, requires deeper setbacks and larger minimum lot sizes than the CR district. Furthermore, the purpose 
statement for the HOC (Highway Oriented Commercial) district specifically states that HOC (Highway Oriented 
Commercial) zones should be located along major thoroughfares and should be maintained for those uses “not 
encouraged in commercial retail areas.” Therefore, it is the recommendation of staff that adjusting the zoning of the 
subject site to HOC (Highway Oriented Commercial) in order to permit the desired use would be appropriate for this 
parcel given its location and the surrounding character and context. 
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Case # RZ 15-03-04 
April 29, 2015 

DEVELOPMENT SERVICES REPORT 
Case # RZ 16-12-01 
November 29, 2016 
 

The request to rezone the 1.5 acre parcel from CR (Commercial Retail) district to HOC (Highway Oriented 
Commercial) district should be considered in light of the standards for determination of zoning map amendments 
given in Section 2007 of the Statesboro Zoning Ordinance; the vision and community policies articulated within the 
city’s two (2) primary land use policies: The Statesboro Comprehensive Plan and the 2035 Bulloch County/City of 
Statesboro Long Range Transportation Plan; and the potential for the property to develop in conformance with the 
requirements of the proposed HOC (Highway Oriented Commercial) zoning district as set forth in the Statesboro 
Zoning Ordinance.  

Section 2007 of the Statesboro Zoning Ordinance provides eight (8) standards for the Mayor and City Council 
to consider “in making its determination” regarding a zoning map amendment and “balancing the 
promotions of the public health, safety, morality (morals), and general welfare against the right of 
unrestricted use of property.” Those standards are numbered below 1-8.  Staff findings regarding some of 
the factors are given for Council’s consideration of the application: 

(1) Existing uses and zoning or (of) property nearby; 

 Adjacent and nearby zones are mixed use and include Commercial Retail and Highway Oriented 
Commercial. Despite the surrounding zoning districts and that a rezone to Highway Oriented 
Commercial would create a spot-zoned parcel; many of the nearby uses are designed to provide 
services to the traveling public.  

 Staff suggests that a zoning map amendment would be appropriate in this case if Council were to 
make a finding that the area around the subject site is changing or has transitioned since the 
property was zoned Commercial Retail (most likely in 1977) and that the requested rezone would 
be appropriate for present conditions and the projected future needs of the City. 
 

(2) The extent to which property values are diminished by the particular zoning restrictions. 
(3) The extent to which the description of property values of the property owner promotes the health, 

safety, morals or general welfare of the public. 
(4) The relative gain to the public, as compared to the hardship imposed upon the property owner. 
(5) The suitability of the subject property for the zoned purposes. 

 The HOC zoning district requires 20,000 square feet in lot size per structure. This lot exceeds the 
requirement at 65,340 square feet and can be developed in accordance with the requirements of 
the HOC zoning district.  

(6) The length of time the property has been vacant as zoned, considered in the context of land 
development in the area in the vicinity of the property. 

(7) The extent the proposed change would impact the following:  population density in the area; 
community facilities; living conditions in the area; traffic patterns and congestion; environmental 
aspects; existing and future land use patterns; property values in adjacent areas; 

(8) Consistency with other governmental land use, transportation, and development plans for the 
community. 

 

STAFF RECOMMENDATION:    

Staff recommends approval of the requested zoning map amendment as it is a reasonable finding of fact that the 
conditions surrounding the subject site have changed since the (CR) Commercial Retail zoning in 1977. Furthermore, 
the property can be developed in conformance with the requested HOC zoning district and the proposal is consistent 
with the Statesboro Comprehensive Plan. Staff recommends the following condition: 

1. A new site and building plan must be submitted to meet all ordinance requirements, including tree ordinance 
and building ordinance prior to a certificate of occupancy being issued for the location. 
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EXHIBIT A: LOCATION MAP 
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EXHIBIT B: PHOTOS OF SUBJECT SITE AND SURROUNDING AREA 

 

Picture 1 Subject Site Facing West Depicting the New Family Dollar 

 

Picture 2 Subject Site Facing East Depicting the Vacant Structure on the Lot 

 

 



DEVELOPMENT SERVICES REPORT  Page 6 of 9 

 

Case # RZ 15-03-04 
April 29, 2015 

DEVELOPMENT SERVICES REPORT 
Case # RZ 16-12-01 
November 29, 2016 
 

 

EXHIBIT B: PHOTOS OF SUBJECT SITE AND SURROUNDING AREA (CONT) 

 

 
 

Picture 3 Photo from Family Dollar Parcel Depicting Subject Site and Shared Driveway Facing East 

 

 

Picture 4 Family Dollar Parcel Facing West on Northside Drive East Depicting Four-Lane Highway and AutoZone 
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EXHIBIT B: PHOTOS OF SUBJECT SITE AND SURROUNDING AREA (CONT) 

 

 
Picture 5 Family Dollar Parcel Depicting Recently Constructed Driveway and Family Dollar Property Line with Cross 

Access in Far Right Corner 

 

Picture 6 Subject Site Showing Rear End of Parking Lot 
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EXHIBIT C: CITY OF STATESBORO 2014 FUTURE DEVELOPMENT MAP 
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EXHIBIT C: FAMILY DOLLAR SITE PLAN 

 

 

 

 



 

 

 

 

 

City of Statesboro – Department of Community Development  

DEVELOPMENT SERVICES REPORT 

P.O. Box 348     » (912) 764-0630 

Statesboro, Georgia   30458  » (912) 764-0664 (Fax) 

SE 16-10-07 

SPECIAL EXCEPTION REQUEST 

600 Brannen Street 

LOCATION: 600 Brannen Street 

 

REQUEST: 

Special Exception to use the subject site as a 

parking lot for automobile sales inventory 

within the CR (Commercial Retail) zoning 

district. 

APPLICANT: Vaden Nissan 

OWNER(S): James M. Hull, etal 

LAND AREA: 8.48 acres 

PARCEL TAX  

MAP #s: 
S53 000059 000 

COUNCIL        

DISTRICT:            
District 5 (Chance) 

   

PROPOSAL: 

The applicant requests a special exception to allow for the utilization of the property located at 600 Brannen Street 
(Gentilly Square) as a parking lot for automobile sales inventory (tax parcel S53 000059 000). “Automotive and allied 
sales and services” is a permissible use by right only within the HOC (Highway Oriented Commercial) zoning district 
and the site is zoned CR (Commercial Retail) (See Exhibit A – Location Map). The applicant’s desired utilization of the 

property is not permitted without either the rezoning of the property to HOC (Highway Oriented Commercial) or the 
grant of a special exception permitting the requested use.   

BACKGROUND: 

In 2011, the applicant requested a special exception for auto sales in a CR (Commercial Retail) district at 686 
Brannen Street, which City Council approved, with conditions, on October 4, 2011. Condition number three (3) of the 
judgment letter dated October 10, 2013 for case SE 11-08-04 states the applicant will construct and dedicate a street, 
with a 60’ right of way, to the City of Statesboro (See Exhibit B—SE 11-08-04 Judgment Letter and Exhibit C—

Warranty Deed). At this time, the applicant’s inventory clearly exceeds the applicant’s space, causing the parking of  
vehicles on unpaved surfaces at the Vaden Nissan dealership and on Vaden Way, the street deeded to the City of 
Statesboro, during the day (See Exhibit D—Vehicles Parked on Vaden Way and Unpaved Surfaces).  

 
The applicant’s inventory has outgrown the dealership and the applicant executed a lease May 2, 2016 with El 
Sombrero LLC to park overflow vehicles on an unpaved lot at 0 Brannen Street (tax parcel MS84000100 005); 
however, the applicant began parking vehicles at the location as early as March 2016, without notifying the City (See 
Exhibit E—El Sombrero Lease Agreement and See Exhibit F—Photos of Inventory Parked at 0 Brannen Street). In 

April 2016, the applicant submitted a special exception application for 0 Brannen Street. The applicant did not intend 
to improve the subject site’s surface to meet the minimum requirements of the Statesboro Zoning Ordinance. 
Consequently, staff did not feel it appropriate to approve a special exception for an unpaved lot in violation of Article 
XVI Section 1601(f)(1) of the Statesboro Zoning Ordinance, and advised the applicant that staff could not recommend 
approval of the request, but that a compromise through the issuance of a Notice of Violation allowing parking for 90 
days was an option (See Exhibit G—Email Detailing a Compromise). The applicant decided, after speaking with 

staff, that the withdrawal of the application and the issuance of a Notice of Violation were acceptable. 
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Notice of Violation #0618 was issued May 26, 2016 with an expiration date of August 31, 2016 (See Exhibit H—

Notice of Violation #0618). On July 25, 2016, the applicant requested an additional thirty (30) days for Notice of 
Violation #0618 through September 30, 2016, which staff granted. On September 27, 2016, staff met with the 
applicant to discuss options, at which time, the applicant requested an additional extension through October 28, 
2016. 
 
The applicant executed a lease agreement with James M. Hull & Bert Storey for the property located at 600 Brannen 
Street (Gentilly Square) on October 24, 2016 for a total of 200 parking spaces (See Exhibit I—Gentilly Square 
Temporary License Agreement, Exhibit J—Gentilly Square Allowed Parking Area Site Plan and Exhibit K—Photos 

of Gentilly Square Parking Lot).  
 
The applicant submitted an application for land disturbing activity for the expansion of the parking lot located at 686 
Brannen Street on April 26, 2016 and received approval from the Georgia Soil and Water Conservation Commission 
on May 5, 2016. The Environmental Protection Division (EPD) approved the applicant’s request for a variance 
regarding encroachment into state waters on or about October 25, 2016 and expects the parking lot expansion to 
begin in November 2016, which will contain the overflow inventory, based on an email dated August 31, 2016. After a 
review of the site plan submitted for the expansion, staff determined the new parking lot can accommodate roughly 
100 vehicles.  
 
As of November 30, 2016, the applicant’s land disturbance permit (contingent on GSWCC approval) had not been 
issued because the applicant had not requested an initial erosion control inspection and, consequently, the 
subsequent building permit for the parking lot expansion also had not been issued.  
 
SURROUNDING LAND USES/ZONING: 
 

 ZONING: LAND USE: 

NORTH: CR (Commercial Retail) Personal services facilities 

SOUTH: CR (Commercial Retail)  Undeveloped 

EAST: CR (Commercial Retail) Undeveloped 

WEST O (Office and Business Office District) Personal services facilities 

The subject property is located on Brannen Street, adjacent to a large undeveloped parcel on the south and east. 
Surrounding uses to the north and west include retail establishments, business offices, food service facilities and 
personal service facilities.  

COMPREHENSIVE PLAN: 

The subject site lies within the “Commercial Redevelopment Area #1” character area as identified by the City of 
Statesboro 2014 Future Development Map (See Exhibit K—2014 Future Development Map) within the City of 

Statesboro Updated 2014 Comprehensive Plan.  

Vision:  

The Commercial Redevelopment areas are currently in decline with vacant or underutilized properties. These areas are 
characterized by a high degree of access by vehicular traffic; onsite parking; and a low degree of open space. It is the 
desire of the community to identify and target these areas for redevelopment and investment, thus returning these 
areas to their intended state of a thriving commercial and/or mixed use district. 

Appropriate Land Uses: 

 Major employers 

 Commercial, including big box 

 Medium/High density residential 

 Single-Family residential along arterials 

Statesboro Updated 2015 Comprehensive Plan, Community Agenda page 26. 

COMMUNITY FACILITIES (EXCEPT TRANSPORTATION): 

The subject site is currently served by city services including water, sewer, sanitation, and public safety. No significant 
impact is expected on city services as a result of this request. 
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ENVIRONMENTAL: 

The subject property does not contain wetlands and is not located in a special flood hazard area. Any potential issues 
will be brought forth and discussed during standard permitting and review procedures. 

ANALYSIS: 

The applicant is requesting a special exception to permit the property to be utilized as a parking lot for automobile 
sales inventory within the CR (Commercial Retail) district. Special exceptions allow for land uses that are not 
permitted by right within a zoning district, but which are defined as an acceptable use type, are of the same general 
character of permissible uses in the district, can meet the specific requirements contained in the ordinance and are 
listed as a special exception in the ordinance. A special exception is not a deviation from the zoning ordinance, but a 
use envisioned by the ordinance and if expressed standards in the ordinance are met (such as development 
requirements), the use is one permitted by the ordinance.   

I. Consideration of the Definition of the Applicant’s Proposed Use and its General Character 

The applicant is requesting the use of the subject site as a parking lot for automobile sales inventory for 
a parcel zoned CR (Commercial Retail). A parking lot is a defined acceptable use and adheres to the 
general character of permissible uses within the CR (Commercial Retail) district; however, the 
applicant’s primary business, which the proposed use will serve, is automobile and allied sales and 
services as defined by Article XI § 1101(c) of the Statesboro Zoning Ordinance—a use prohibited in the 

CR (Commercial Retail) district.  

The proposed use will serve as a “satellite” parking lot for automobile sales inventory. As such, the 
proposed use will create additional traffic on the parcel when the applicant shuttles customers and/or 
vehicles to and from the site for the purposes of automobile sales. Consideration should be given to the 
parking lot’s construction, which includes three (3) curb cuts on Gentilly Road and four (4) curb cuts on 
Brannen Street.  The lot includes two (2) major thoroughfares that move traffic onto and off of Gentilly 
Road and Brannen Street.  

II. Consideration of the Proposed Use’s Ability to Adhere to the CR District’s Requirements 

Staff is of the opinion the proposed use will adhere to the district’s requirements.  

III. Consideration of the Proposed Use’s Inclusion in the CR District as a Special Exception 

Article VIII. CBD Central Business District, as referenced by Article X. CR Commercial Retail District, of 
the Statesboro Zoning Ordinance states the following uses are allowed “when authorized as a special 

exception: any use of the same general character as any of the uses herein before specifically 
permitted without requirements of a special exception, and laundry or dry cleaning establishments.” 

The Statesboro Zoning Ordinance permits the grant of a special exception upon a finding by the governing body that 
the requested use is “of the same general character” as those uses permitted within the district without the grant of a 
special exception and requires that “in determining the compatibility of the conditional use with adjacent properties 
and the overall community, the mayor and city council (will) consider the same criteria and guidelines [as for] 
determinations of amendments, as well as the following factors:” 

Section 2406 of the Statesboro Zoning Ordinance lists seven (7) factors that should be considered by Mayor 
and City Council “in determining compatibility” of the requested use with adjacent properties and the overall 
community for considerations of Conditional Use Variances, or Special Exceptions as follows: 

A. Adequate provision is made by the applicant to reduce any adverse environmental impact of the 
proposed use to an acceptable level. 

B. Vehicular traffic and pedestrian movement on adjacent streets will not be substantially hindered or 
endangered. 

C. Off street parking and loading, and the entrances to and exits from such parking and loading, will be 
adequate in terms of location, amount, and design to serve the use. 

D. Public facilities and utilities are capable of adequately serving the proposed use. 

E. The proposed use will not have significant adverse effect on the level of property values or the general 
character of the area. 

F. Unless otherwise noted, the site plan submitted in support of an approved conditional use shall be 
considered part of the approval and must be followed. 

G. Approval of a proposed use by the mayor and council does not constitute and [an] approval for future 
expansion of or additions or changes to the initially approved operation. Any future phases or changes 
that are considered significant by the planning commission and not included in the original approval are 
subject to the provisions of this section and the review of new detailed plans and reports for said 
alterations by the governing authority. 
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 This request, if approved, is personal to the applicant. Any future changes to this proposal must be approved 
by City Council. 

 
Additionally, § 2406 of the Statesboro Zoning Ordinance also requires consideration of the following factors 
given for standards for determination in a zoning change in “balancing the promotions of the public health, 
safety, morality [morals] and general welfare against the right of unrestricted use of property” given in § 2007 
of the Statesboro Zoning Ordinance”: 
 

A. Existing uses and zoning or [of] property nearby. 

 Surrounding properties are zoned CR (Commercial Retail) and O (Office and Business Office 
District) and uses range from personal services facilities and undeveloped parcels.  

B. The extent to which property values are diminished by the particular zoning restrictions. 

C. The extent to which the description of property values of the property owner promotes the health, 
safety, morals or general welfare of the public. 

D. The relative gain to the public, as compared to the hardship imposed upon the property owner. 

E. The suitability of the subject property for the zoned purposes. 

 This property can develop in conformity with the zoning regulations set forth by the Statesboro Zoning 
Ordinance and other development regulations of the City of Statesboro. 

F. The length of time the property has been vacant as zoned, considered in the context of land 
development in the area in the vicinity of the property. 

G. The extent the proposed change would impact population density in the area, community facilities, 
living conditions in the area, traffic patterns and congestion, environmental aspects, existing and 
future land use patterns, and property values in adjacent areas. 

 

The applicant is proposing the use of the subject site as an “inventory-only” lot, which may be considered of the same 
general character of “parking lot, not to include automobile junkyards,” which is a use permitted by right within the CR 
(Commercial Retail) district; however, since the CR (Commercial Retail) district prohibits automotive and allied sales 
and services by right, consideration should be given to the use of a parking lot in support of automobile sales.   

Review of this application and subject site in light of the criteria established in 2406 and 2007 finds that the property 
could be developed in accordance with the CR (Commercial Retail) development regulations.  The requested use is 
not anticipated to have a negative impact on the environment, existing or future land use patterns, population 
densities, living conditions, or property values in the area.   

Section 1802 of the Zoning Ordinance of the City of Statesboro, Georgia outlines the qualifications needed to grant a 
special exception to the zoning ordinance.  These include uses that are consistent with the purpose and intent of the 
zoning ordinance and district in which the use is proposed to be located; uses that do not detract from neighboring 
property; and uses that are consistent with other uses in the area.  In order to meet these qualifications, approval of any 
special exception for the proposed use at the subject parcel should (if necessary) include conditions that will ensure that 
proposed uses along this corridor remain consistent with the Statesboro Comprehensive Plan and the Statesboro 
Zoning Ordinance and that serve to mitigate negative effects of the use to the surrounding area’s character, uses, and 
zones. 

 
STAFF RECOMMENDATION: 
 

Staff recommends approval of the special exception requested by application SE 16-04-01 with the following conditions:  

1. The special exception for the use of the subject site will expire twelve (12) months from the date of approval, if 
granted.  

2. The special exception for the use of the subject site is specific to the applicant and therefore cannot be 
transferred to another individual or entity.  

3. The applicant is limited to parking two hundred (200) vehicles at the location.  

4. The applicant is required to park the vehicles in an orderly manner, within the white striping, which designates 
parking spaces and keep the vehicles off slash marks, which indicate no-parking areas.  

5. The subject site is to be used for new car inventory only. 
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EXHIBIT A: LOCATION MAP 
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EXHIBIT B: SE 11-08-04 JUDGMENT LETTER 
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EXHIBIT B: SE 11-08-04 JUDGMENT LETTER (CONT) 
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EXHIBIT C: WARRANTY DEED 
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EXHIBIT C: WARRANTY DEED (CONT) 
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EXHIBIT C: WARRANTY DEED (CONT) 
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EXHIBIT D: VEHICLES PARKED ON VADEN WAY AND UNPAVED SURFACES 

 

 

  

 
Picture 1 Vehicles in Dedicated Street and on Unpaved Surfaces Picture 2 Vehicles in Dedicated Street  

Picture 3 Vehicles in Dedicated Street at Stop Bar and on Unpaved Surfaces 
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EXHIBIT E: LEASE AGREEMENT 
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Page 16 of 26 

 

  



 

Page 17 of 26 

 

EXHIBIT F: PHOTOS OF INVENTORY PARKED AT 0 BRANNEN STREET 

 

 

 
Photo 1: Subject Site Facing West along Buckhead Drive 

 

 
Photo 2: Subject Site Facing East Depicting one Makeshift Lane 
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EXHIBIT F: PHOTOS OF INVENTORY PARKED AT 0 BRANNEN STREET (CONT) 

 

 
 

Photo 3: Subject Site Facing East 
 
    

 
 

Photo 4: Subject Site Facing West Depicting Adjacent Property Line with Walmart 
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EXHIBIT G: EMAIL DETAILING COMPROMISE 
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EXHIBIT H: NOTICE OF VIOLATION #0618 
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EXHIBIT I: GENTILLY SQUARE TEMPORARY LICENSE AGREEMENT 
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EXHIBIT I: GENTILLY SQUARE TEMPORARY LICENSE AGREEMENT (CONT) 
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EXHIBIT I: GENTILLY SQUARE TEMPORARY LICENSE AGREEMENT (CONT) 
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EXHIBIT J: GENTILLY SQUARE ALLOWED PARKING AREA SITE PLAN 
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EXHIBIT K: PHOTOS OF GENTILLY SQUARE PARKING LOT 
 

 
Picture 1 Subject Site Facing West Depicting Curb Cut onto Gentilly Road 

 
Picture 2 Subject Site Facing Northwest Depicting the Rear of Fire House Subs 
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EXHIBIT K: PHOTOS OF GENTILLY SQUARE PARKING LOT (CONT) 

 

Picture 3 Subject Site Facing North Depicting Vehicles Parked in Breach of Contract and on 

Striping  

 
Picture 4 Subject Site Depicting Vaden Employee Shuttling Customer to View Inventory 

 

 

 


