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PLANNING COMMISSION 
ROCKDALE COUNTY PLANNING STAFF REPORT 

 

REZ Case Number:   #2023-01 
Address:    0 SE Salem Road 
Tax Parcel ID:   093D010143 
Site Area:    3.31 acres 
Current Zoning:   SRC-NC (Salem Road Corridor – Neighborhood Commercial) 
Existing Conditions:   Undeveloped 
REZ Request:  To rezone 3.31 acres from SRC-NC to MxD (Mixed-Use Development) for the 

development of a gasoline station with convenience store, fast-food restaurant, and 
two multi-use buildings with office/retail at ground level and loft-style residences on 
the second level.   

Applicant:    Blum & Campbell, LLC 
Owner:  David Babatope, individual as Trustee of the Salem Family Trust 
 
Staff Recommendation:  Approval with Conditions 
 
P.C. Hearing Date:   January 11, 2023 
B.O.C. Hearing Date:   January 25, 2023 
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Zoning History 
 
The subject property is zoned SRC-NC (Salem Road Corridor-Neighborhood Commercial). No prior zoning requests 
are on record for this property.  
 
 
Existing Site Conditions 
 
The subject site is a 3.31-acre undeveloped property along Salem Road SE. The property has frontage along Salem Road 
SE and Avondale Boulevard SE. The topography is generally flat. There are no streams, lakes, or wetlands on the 
property.  
 
 
Surrounding Use and Zoning 
 
The subject site is bordered by residential properties to the east and west, and mixed use and commercial properties to 
the north and south, respectively. The following is a summary of surrounding uses and zoning:  
 
 

Adjacent Zoning and Current Land Use 

Direction Address Zoning District Current Land Use 

West 2150 SE Country Walk Way SRC-R-3 Fieldstone View Subdivision 

North 2720 SE Salem Road SRC-MxD Undeveloped Land 

East 3113 SE Avondale Drive SRC-CSD Avondale Springs Subdivision 

South SE Salem Road SRC-NC Undeveloped Land 
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Project Summary 

The applicant is requesting a rezoning of a 3.31-acre site from SRC-NC (Salem Road Corridor – Neighborhood 
Commercial) to SRC-MxD (Salem Road Corridor – Mixed-Use Development). The project includes:  

• The development of a gasoline station with convenience store, fast-food restaurant, and two multi-use 
buildings with retail/office space on the first level and loft-style residential units on the second level.   

• The building that will contain the convenience store and fast-food restaurant is proposed to be 6,000 SF. 
The two multi-use buildings will also both be 6,000 SF.  

• Landscape strips along front, sides, and rear of the development.  
o Proposed 20-foot landscape strip fronting Salem Road and Avondale Blvd.  
o Proposed 20-foot landscape strip adjacent to Avondale Springs Subdivision. 
o Proposed 10-foot landscape strip adjacent to the undeveloped land to the north.  

• 55 customer parking spaces provided (3 of which are handicap accessible). 60 customer parking spaces 
are required per Sec. 210-2(n)(2)(a) or an administrative variance can be applied for pursuant to Sec. 
238-14 (b)(5).  

• 16 covered parking spaces reserved for residential lofts (2 of which are handicap accessible) meeting the 
parking requirements found in Sec. 210-2 (n)(1)(b).  

• 18 trees throughout the development providing shade to parking spaces.  
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EVALUATION OF THE REZONING REQUEST 

 
When considering an application to amend the current zoning designation of a property, the Board of 
Commissioners, the Planning Commission, and the Planning & Development Department shall consider the 
following standards as described in Section 238-4(G1) of the UDO: 

A. Is the zoning proposal permitted as a use that is suitable in view of the use and development of 
adjacent and nearby property? 

The applicant’s request for a rezoning to allow a mixed-use development is proposed on an undeveloped 
3.31-acre parcel, bordered by a residential subdivision to the east and an undeveloped property zoned MxD 
(Mixed-Use) to the north. The subject property is currently zoned NC (Neighborhood Commercial) and has 
a future land use designation as Mixed-Use/Employment Center. A gasoline station with convenience store, 
retail, offices, and residential units are permitted uses within the MxD zoning district in accordance with 
Sec. 218-13 upon approval of a rezoning by the Board of Commissioners. A rezoning of the subject property 
to MxD may be appropriate where supplemental regulations and zoning conditions are upheld to ensure 
that surrounding properties are properly buffered. Any reduction of buffers will be subject to approval 
through the administrative variance process found in Sec. 238-14 of the Unified Development Ordinance.   

B. Will the zoning proposal adversely affect the existing use or usability of adjacent or nearby property? 
The existing uses of adjacent or nearby properties may be impacted from light and noise generated by the 
proposed development. Upgrades to the site in the form of landscaping within the required buffers will be 
necessary to appropriately shield surrounding residential properties from light and noise. Furthermore, the 
regulations found in the Salem Road Corridor Overlay (Sec. 210-2) will restrict noise and light pollution.  

C. Will the property to be affected by the zoning proposal have a reasonable economic use as currently 
zoned? 
The property has a reasonable economic use as currently zoned. However, the MxD zoning category 
provides a greater range of allowable commercial uses, including the use of a gasoline station with 
convenience store.   

D. Will the zoning proposal result in a use which will or could cause an excessive or burdensome use of 
existing streets, transportation, facilities, utilities, or schools? 

Water and sewer are available for the project. If all land development and stormwater regulations are 
designed and permitted in accordance with the code requirements, the proposed amendment would likely 
not increase adverse impacts on transportation facilities or water quality.  

E. Is the zoning proposal in conformity with the Future Land Use Map and the policy intent of the 
Comprehensive Land Use Plan? 

The zoning proposal is in conformity with the Future Land Use Category of this property. The MxD (Mixed-
Use Development) zoning district may be applied only to property located in the Salem Road Corridor 
Overlay. The intent of the MxD zoning category is to improve efficiency of land use and transportation 
systems and quality of life by providing flexibility to develop interrelated uses in compact, walkable 
developments. The current proposal demonstrates a compact, mixed-use, and urban environment. Thus, the 
rezoning request is in conformity with the Future Land Use Map and the policy and intent of the 
Comprehensive Land Use Plan.  

F. Are other existing or changing conditions affecting the use and development of the property, which 
give supporting grounds for either approval, or disapproval of the zoning proposal? 

The proposed mixed-use development is in compatibility with the proposed zoning category, future land 
use designation, and adjacent MxD-zoned property, thus giving grounds for a recommendation of approval.   
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PLANNING & DEVELOPMENT STAFF RECOMMENDATIONS 

 

Staff recommends Approval with Conditions of the request to rezone from SRC-NC (Salem Road Corridor – 
Neighborhood Commercial) to SRC-MxD (Salem Road Corridor – Mixed-Use Development) with the following 
Conditions: 
 

1. The site shall be developed in compliance with the MxD (Mixed-Use Development) Zoning District, if adopted.  
2. The applicant shall provide a Traffic Impact Study prior to the submittal of an application for a Land 

Disturbance Permit (LDP).  Any recommendations for improvements shall be required to be shown on the Land 
Disturbance Permit (LDP).  Additionally, as determined by Rockdale County Department of Transportation, a 
new study may be required for the development. Any recommendations for improvements from any new studies 
shall be required to be shown on the LDP. 

3. Natural vegetation shall remain on the property until the issuance of a development permit.  
4. Provide five-foot-wide concrete sidewalks along the Salem Road and Avondale Boulevard Right-of-Way.  
5. Provide landscaping within the buffer adjacent to the Avondale Springs subdivision that includes a double row of 

six-foot-high evergreen trees planted a maximum of ten feet on center and placed along an earthen berm located 
along the interior side of the buffer not less than four feet in height, or by an alternative buffer design approved by 
the Director of Planning and Development that provides an effective year-round visual screen for the existing 
residences.  

6. Principal building entrances shall be oriented to public streets wherever possible. Building materials for facades 
oriented to public streets shall be constructed of brick, stone, stucco, wood siding or similar material approved by 
the director. Metal siding, vinyl siding, and standard concrete block are prohibited.  

7. At least 40 percent of non-residential facades facing boulevards must be clear glass.  
8. Drive-through windows shall be screened from view from a boulevard and from adjacent residentially zoned 

property. No outdoor speakers shall be directed toward adjoining residentially zoned property.  
9. Dumpsters shall be placed on a concrete pad and screened by an opaque fence or wall that is a minimum of eight 

feet in height.  
10. Provide one off-street loading space per building. Loading spaces shall be 10 feet in width and 30 feet in length. 

Off-street loading shall be limited to the area between the rear of the principal structure and the rear lot setback 
line, or between the side of the principal building and the side lot setback line.  

11. All utilities shall be placed underground.  
12. Stormwater detention ponds shall be screened from view from adjoining residential properties. Screening plans 

shall be subject to review and approval of the Director of Planning and Development.  



Note: The surveyor hereon has made no investigative
or independent search for easements of record.
Encumbrances, restrictive covenants, ownership title
evidence or any other facts that a current title search

Note: This plat was prepared for the exclusive use of
the person, persons or entity named hereon.  This plat
does not extend to any person, persons or entity
without the express recertification of the surveyor
naming such person, persons or entity.

This property is not in a Federal Flood Area as
indicated by F.I.A. Official Hazard Maps.  Flood
Map No. 13247C0176D, Dated: 12-8-2016.

The field data upon which this plat is based has
a closure of one foot in 237,363 feet and an
angular error of 03" per angle point and was
adjusted using compass rule.  The plat has been
calculated for closure and was found to be
accurate within one foot in 910,191 feet.

     This Plat is a retracement of an existing parcel or parcels of land and
does not subdivide or create a new parcel or make any changes to any real
property boundaries.  The recording information of the documents, maps,
plats, or other instruments which created the parcel or parcels are stated
hereon.  RECORDATION OF THIS PLAT DOES NOT IMPLY
APPROVAL OF ANY LOCAL JURISDICTION, AVAILABILITY OF
PERMITS, COMPLIANCE WITH LOCAL REGULATIONS OR
REQUIREMENTS, OR SUITABILITY FOR ANY USE OR PURPOSE
OF THE LAND.  Furthermore, the undersigned land surveyor certifies
that this plat complies with the minimum technical standards for property
surveys in Georgia as set forth in the rules and regulations of the Georgia
Board of Registration for Professional Engineers and Land Surveyors and
as set forth in O.C.G.A. Section 15-6-67.

James S. Hull, Jr.  GA RLS 2856

PARCEL 93D-1-143  DB.5279 PG.311
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This property is not in a Federal Flood Area as
indicated by F.I.A. Official Hazard Maps.  Flood Map
No. 13247C0176D, Dated: 12-8-2016.

- AREA OF PARKING SPACES: 13,732 SF
- REQUIRED LANDSCAPE AREA COVERING 15% OF SURFACE AREA:

2,060 SF
- LANDSCAPE ISLAND AREA PROVIDED: 6,972 SF

LANDSCAPING NOTES:
- PARKING LOTS SHALL BE LANDSCAPED SUCH THAT EVERY

PARKING SPACE IS NOT MORE THAN 50 FEET FROM A SHADE
TREE OR STREET TREE.

- LANDSCAPED AREAS IN PARKING LOTS SHALL BE DEPRESSED
BELOW PAVED SURFACES AND DESIGNED WITH FLUSH CURBS OR
CURB INLETS TO ABSORB STORMWATER RUNOFF.

- THE LANDSCAPING REQUIREMENTS WITHIN THE SALEM ROAD
CORRIDOR OVERLAY DISTRICT SHALL BE OVERLAID UPON
UNDERLYING ZONING REGULATIONS.

REPRESENTATIVE ARCHITECTURAL STYLE
(NOT PROJECT DESIGN)

* PROPOSED ZONING: MxD
* THIS PARCEL IS LOCATED IN THE SALEM ROAD

CORRIDOR OVERLAY DISTRICT
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Rockdale County, GA

Developed by

Parcel ID 093D010143
Class Code Commercial
Taxing District COUNTY
Acres 3.31

Owner SALEM FAMILY TRUST  
3479 OLD RIVER ROAD  
DOUGLASVILLE, GA 30135

Physical Address SE SALEM RD
Assessed Value Value $324400

Last 2 Sales
Date Price Reason Qual
1/23/2019 $170000 01 Q
12/14/2012 $70000 01 Q

(Note: Not to be used on legal documents)

Date created: 1/4/2024 

Last Data Uploaded: 1/3/2024 7:31:24 PM
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Overview
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Parcels

Roads

Streams and Rivers
(Large)

Flood Map

A - 100 Year Flood
Area - Areas of 1%
annual chance �ood
also known as the
base �ood. Base
Flood Elevations
(BFE) have not been
determined.

AE -100 Year Flood
Area - Areas of 1%
annual chance �ood
also known as the
base �ood.
Determined by
detailed methods
with Base Flood
Elevations (BFE).

VE: Coastal SFHA
with BFE & velocity
wave action -
Coastal �ood zone
with velocity
hazard (wave
action); Base Flood
Elevations
determined.

X: 500 Year Flood -
Areas of 0.2%
annual chance �ood
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Note: The surveyor hereon has made no investigative
or independent search for easements of record.
Encumbrances, restrictive covenants, ownership title
evidence or any other facts that a current title search

Note: This plat was prepared for the exclusive use of
the person, persons or entity named hereon.  This plat
does not extend to any person, persons or entity
without the express recertification of the surveyor
naming such person, persons or entity.

This property is not in a Federal Flood Area as
indicated by F.I.A. Official Hazard Maps.  Flood
Map No. 13247C0176D, Dated: 12-8-2016.

The field data upon which this plat is based has
a closure of one foot in 237,363 feet and an
angular error of 03" per angle point and was
adjusted using compass rule.  The plat has been
calculated for closure and was found to be
accurate within one foot in 910,191 feet.

     This Plat is a retracement of an existing parcel or parcels of land and
does not subdivide or create a new parcel or make any changes to any real
property boundaries.  The recording information of the documents, maps,
plats, or other instruments which created the parcel or parcels are stated
hereon.  RECORDATION OF THIS PLAT DOES NOT IMPLY
APPROVAL OF ANY LOCAL JURISDICTION, AVAILABILITY OF
PERMITS, COMPLIANCE WITH LOCAL REGULATIONS OR
REQUIREMENTS, OR SUITABILITY FOR ANY USE OR PURPOSE
OF THE LAND.  Furthermore, the undersigned land surveyor certifies
that this plat complies with the minimum technical standards for property
surveys in Georgia as set forth in the rules and regulations of the Georgia
Board of Registration for Professional Engineers and Land Surveyors and
as set forth in O.C.G.A. Section 15-6-67.

James S. Hull, Jr.  GA RLS 2856

PARCEL 93D-1-143  DB.5279 PG.311
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Note: The "Access Strips and Sign Esmt" are not
contained within the subject parcel.  The strips and
esmt are located between this parcel and the
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This property is not in a Federal Flood Area as
indicated by F.I.A. Official Hazard Maps.  Flood Map
No. 13247C0176D, Dated: 12-8-2016.

- AREA OF PARKING SPACES: 13,732 SF
- REQUIRED LANDSCAPE AREA COVERING 15% OF SURFACE AREA:

2,060 SF
- LANDSCAPE ISLAND AREA PROVIDED: 6,972 SF

LANDSCAPING NOTES:
- PARKING LOTS SHALL BE LANDSCAPED SUCH THAT EVERY

PARKING SPACE IS NOT MORE THAN 50 FEET FROM A SHADE
TREE OR STREET TREE.

- LANDSCAPED AREAS IN PARKING LOTS SHALL BE DEPRESSED
BELOW PAVED SURFACES AND DESIGNED WITH FLUSH CURBS OR
CURB INLETS TO ABSORB STORMWATER RUNOFF.

- THE LANDSCAPING REQUIREMENTS WITHIN THE SALEM ROAD
CORRIDOR OVERLAY DISTRICT SHALL BE OVERLAID UPON
UNDERLYING ZONING REGULATIONS.

REPRESENTATIVE ARCHITECTURAL STYLE
(NOT PROJECT DESIGN)

* PROPOSED ZONING: MxD
* THIS PARCEL IS LOCATED IN THE SALEM ROAD

CORRIDOR OVERLAY DISTRICT
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TECHNICAL REVIEW ROUTE SHEET 

 
DEPARTMENT OF PLANNING & DEVELOPMENT 

 

DATE RECEIVED:   12/16/2022      Case Number:  

         Case Address: 0 Salem Rd 

(       ) Environmental Health       (       ) Fire                

(       ) GIS        (       ) Storm water / E&SC                                                

(  X  )    Transportation                          (       ) Water / Sewer              

(       )     Zoning                                                                                                        (       )    Legal                                   

(       )     Rockdale Board of Education 

                                                     
REVIEWED BY / DATE: ____Rebeca Solomon_______________________________________________ 
 
DEPARTMENT: ____RDOT________________________________________________________________ 

 

Department/Agency Comments                         
Since convenient stores and office buildings are high trip generators, a traffic study will be required for this 

rezone to determine impacts to adjacent intersections and driveway connections.  
New or upgraded pedestrian crossings may be needed to provide connectivity to surrounding 

neighborhoods. 
An approved encroachment permit from GDOT will be required to allow access onto Salem Rd SE. 
Reference the following for design guidelines: Rockdale County Code of Ordinances, most notably chapters 

222 and 332. Rockdale County Standard Design and Construction Details. 
Additionally, this project is within the Salem Road Corridor Overlay district (SRCO) so special attention 

should be paid to Section 210-2, particularly subsection (i) Public Improvement Standards. For example, 

sidewalk will be required for this project. 

 

 

 

 

 

Recommend Zoning Conditions  

 

 

 

 

 

 
REVIEWER: ___________________________________________ DATE: ____________________ 12/16/2022



 
TECHNICAL REVIEW ROUTE SHEET 

 
DEPARTMENT OF PLANNING & DEVELOPMENT 

 
DATE RECEIVED:   12/30/2022     Case Number:  
        Case Address: 0 Salem Road 
(       ) Environmental Health       (       ) Fire                
(       ) GIS        (       ) Storm water / E&SC                                                
(       )    Transportation                          (  X    ) Water / Sewer              
(       )     Zoning                                                                                                        (       )    Legal                                   
(       )     Rockdale Board of Education 

                                                     
REVIEWED BY / DATE: ___Armond Jenkins______________________________________________ 
 
DEPARTMENT: ___Water / Sewer_____________________________________________________ 
 
Department/Agency Comments                         
No comment. 
 
 
 
 
 
 
 
 
 
Recommend Zoning Conditions  
 
 
 
 
 
 
 
 
 
 
 
REVIEWER: ____Armond Jenkins________________________ DATE: 1/10/2023__________ 




	Salem Road-staff-report - updated 1.4.2024
	A. Is the zoning proposal permitted as a use that is suitable in view of the use and development of adjacent and nearby property?
	The applicant’s request for a rezoning to allow a mixed-use development is proposed on an undeveloped 3.31-acre parcel, bordered by a residential subdivision to the east and an undeveloped property zoned MxD (Mixed-Use) to the north. The subject prope...
	B. Will the zoning proposal adversely affect the existing use or usability of adjacent or nearby property? The existing uses of adjacent or nearby properties may be impacted from light and noise generated by the proposed development. Upgrades to the s...
	C. Will the property to be affected by the zoning proposal have a reasonable economic use as currently zoned?
	D. Will the zoning proposal result in a use which will or could cause an excessive or burdensome use of existing streets, transportation, facilities, utilities, or schools?
	Water and sewer are available for the project. If all land development and stormwater regulations are designed and permitted in accordance with the code requirements, the proposed amendment would likely not increase adverse impacts on transportation f...
	E. Is the zoning proposal in conformity with the Future Land Use Map and the policy intent of the Comprehensive Land Use Plan?
	The zoning proposal is in conformity with the Future Land Use Category of this property. The MxD (Mixed-Use Development) zoning district may be applied only to property located in the Salem Road Corridor Overlay. The intent of the MxD zoning category ...
	F. Are other existing or changing conditions affecting the use and development of the property, which give supporting grounds for either approval, or disapproval of the zoning proposal?
	The proposed mixed-use development is in compatibility with the proposed zoning category, future land use designation, and adjacent MxD-zoned property, thus giving grounds for a recommendation of approval.
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