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 Meeting Notes  
Newton County- Salem Overlay District 
Public Meeting #3 
Newton County Courthouse-Covington, GA  
December 17, 2012 
7:00 PM-9:30PM
 
AGENDA 
 

1. Introductions: The Planning Team 
2. Public Outreach efforts 
3. What is an Overlay? 
4. 2050 Plan Overview by Kay Lee from The Center 
5. Public Input findings 
6. Overview of Salem Overlay Draft 

a. Existing Property Owners 
b. Residential Standards 
c. Non-residential Building Standards 
d. Public Spaces 
e. Signage 

7. Benefits to the County with the adoption of the overlay 
8. Questions and Answers 

 
 Chairman Kathy Morgan, Commissioner Nancy Schulz and Commissioner Lanier Sims opened the 

meeting.  
 Alex Fite-Wassilak (AFW) introduced The Collaborative Firm.  Previous public outreach, efforts were 

outlined.  Kay Lee from The Center for Community Preservation and Planning gave an overview of 
the 2050 Plan for Newton County.  A review of the findings from all public input received thus far for 
the Salem Overlay District was presented.  The proposed Tiers for the Overlay district and the 
Overlay draft were reviewed. 

 The floor was opened for questions from attendees. These questions and responses included: 
• Are buffers changing from 75 ft to 20 ft for Tier 3? Would fencing or proper vegetation 

be provided? 
o Response: Under the current standards (i.e., without the Overlay), buffers can 

range from 30 ft to 75 ft. TCF will consider revising/increasing the proposed 
buffers dependent on the underlying zoning, proposed use, etc. The buffer will 
be adequate to block noise, debris, etc. from public roadways. TCF will revisit to 
ensure they perform appropriately. 

• Will the commission accept or deny this plan? 
o Response: The decision is ultimately up to the commission, but the response and 

opinions of the public tonight will likely influence their decision to defer. 
• Will this plan require property owners to relinquish property? 

o Response: There is absolutely no plan for the County to buy any land related to 
this overlay. The overlay is only a planning tool; there are no expectations for the 
county to take charge of development. This plan would encourage developers to 
create smarter development moving forward.   
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• On one side of Old Concord Road there is a color for a tier, but not on the other side---
why?  

o Response: The area may be outside of the overlay area. The county and TCF 
strived to create boundaries with a fair process, including the addition of 
properties facing one another. TCF will look into this area again. 

• How does this overlay affect agriculture areas in East Newton? 
o Response: Although agricultural areas in East Newton are outside the 

boundaries of this overlay and beyond the scope of this project, the larger 2050 
plan identifies such agricultural areas for protection. 

• The letter I received mentioned that the overlay extended to Highway 81, but the map 
shows that it exceeds the Highway 81 boundary; which is correct?   

o Response: The description in the letter was an approximate verbal description of 
the boundaries.  The map is the definitive source to reference for boundaries. 

• Even though subdivisions are exempt from overlay rules, the area behind my property 
which is in a subdivision is potentially mixed-use/commercial development.  There are 
still buffer standards, but will these buffers be adequate? 

o Response: The buffers are intended to be comprehensive with regard to debris, 
noise, views, etc. TCF will be looking at the buffer standards again to address 
these concerns. 

• What is the difference between rezoning and overlay zoning? 
o Response: Rezoning is changing the zone from one use to another. The overlay 

zoning adds additional protection to properties through the use of design 
standards, landscaping requirements, parking standards, which are not normally 
part of zoning. There are some parcels in Tiers 2 & 3 where the overlay allows 
the property to be developed for commercial or mixed-uses where that was not 
possible before in an effort to clearly define where such future development 
may occur. 

• How do you find out what is specifically going to happen to the land once the overlay is 
adopted? 

o Response:  Owners developing or redeveloping their property will have to abide 
by any regulations proposed in the overlay as it pertains to their property and 
the Tier in which their property is situated.  This overlay does not call for specific 
action. Many of the mixed uses are conditional and require a public process 
before they are approved. 

• If the county is not buying land, how will eminent domain be used? 
o Response: The County will not be buying or acquiring land in any way related to 

this plan, therefore eminent domain will not be used.  
• Who are the stakeholders? 

o Response: The stakeholders were a representative group of citizens from 
property owners, to business owners, and representatives within the 
community. The following people were invted to participate outside of County 
representatives: Marlon Brammer, Patrick Carmichael, James Coger, Addison 
Cook, Jan Curtis, Kibby Elliott, Nick Hathorn, John Head, Sunni Herrington, Joyce 
Key, Larry King, Bill McCart, Veda Miller, Ann Neuhierl, Paul Parker, Sam Ramsey, 
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Paula Rawls, Bennet Slay, Phil Standard, Sr, Ron Tilman, Buck Vaughn, Tracy 
White 

•  What will happen with the widening of Salem Road? 
o Response: GDOT has not yet publicly released its final plans; however, the 

Overlay takes into consideration road widening. 
•  Will there be traffic alleviation near Salem/Brown Bridge bypass? 

o Response: Traffic was not directly addressed in the overlay. Though there is an 
increase in commercial uses expected over time there are also standards for 
interconnectivity and bike and pedestrian access which aim to reduce the traffic 
impact of future development on Salem Rd. Since Salem Rd is a state road, GDOT 
has authority about traffic measures, but the plan aims to reduce traffic 
generation while still allowing for growth. 

• How will this overlay and the 2050 plan address crime?  
o Response: The overlay tries to address crime indirectly through the 

requirements for porches and windows that allow for more eyes on the street 
and street lighting which can help alleviate crime. The sheriff’s department has 
been involved in the process of formulating the 2050 plan. 

• Will the plan dictate whether I can have a garden? 
o Response: The plan does not specify what existing homeowners can and cannot 

do with their landscaping; this overlay is concerned with channeling future 
growth in a smarter way. A garden would not be prohibited. 

•  What does it mean that the Tiers will specify density? Will the county come in and 
connect roads to subdivisions? Why are subdivisions included in the overlay? 

o Response: Density refers to the amount of housing in a given area. Subdivisions 
are exempt, so no roads will be connected in existing subdivisions by the County.  
Subdivisions were included so that property owners would be included in the 
process of creating the overlay and so they could be redeveloped if everyone in 
the subdivision agreed to sell their house. This is a very unlikely scenario, 
however. The concern has been noted and revisions to the Tiers and overall 
boundaries of the Overlay may be made. 

• It is a priority to give consideration to the historic area on Salem Rd. The area around 
the campground is surrounded by heavy development proposed as Tier 2 and 3 
development. Salem Campground is one of a kind and deserves better.  What can be 
done after this overlay is approved that cannot be done now? 

o Response: The Campground is special and so the highest amount of buffer was 
provided for the historic area. Given the concern, TCF and county will revisit this 
issue. Also, larger commercial uses require a conditional use permit and would 
likely take the historic character into account. The overlay gives a new minimum 
standard so a higher quality of development can be expected overall.  

• Will commercial development be appropriate for Tier 1? 
o Response: Certain small commercial neighborhood scale uses would be 

appropriate for Tier 1 and only after going through a conditional use process. 
Some of the uses that would be appropriate include barber shops, cafes, florists, 
etc.  



Newton County Salem Overlay District | Public Meeting #3 Notes | 12-17-2012 | Page 4 
 

 Other Comments: 
o Urban farming should be considered in the plan. Would like to see that projected 

in a proper way. 
o Concerned about safety on HWY 81, accidents may increase when Tier 2 is put in 

place. 
o A number of citizens suggested that notification by US mail was the most 

effective way of reaching people. 
o Several citizens were concerned that the County was trying to push through 

regulation without public input. TCF and the Commissioners present let them 
know that the public input is extremely important and that this time was 
intended to capture some of their concerns in addition to the issue of 
notification. The Commissioners indicated support of deferring a vote on the 
Overlay and holding additional public meetings. 

 After 2 hours the meeting was officially ended. Citizens with additional questions and comments 
were invited to speak with TCF, County, and Center staff to address their concerns. Several 
members of the public took that opportunity to speak with the team about their questions and 
concerns. 


