














 
 

BOARD OF ZONING APPEALS STAFF REPORT 

V-21-004, page 1 

 
Board of Zoning Appeals Public Hearing:  December 21, 2021 – Revised 12/21/2021 
 

CASE NUMBER:    V-21-004 

PROPERTY LOCATION:  2813 South Stone Mountain Lithonia Road (Parcel 16 135 02 

008 

CURRENT ZONING: Light Industrial (M)   

PARCEL SIZE:   Approximately 1 acre 

PROPERTY OWNER(S):   Variable Steel Unlimited LLC 

STAFF RECOMMENDATION:  Approval 

VARIANCE REQUEST: Encroachment into the sideyard setback   
 
 
Current Use  
 
Currently, the subject property is an active metal fabrication business, Variable Steel, which is classified as a 
light industrial use.  Light industrial uses are distinguished in the Stonecrest Zoning Ordinance from heavy 
industrial uses by the location of operations and degree of impact that such a use has on surrounding properties 
from noise, smoke, emissions, etc .  By definitnion, light industrial operations, such as Variable Steel, are all 
“conducted wholly within a building or other enclosed structure, and generate no measurable dust, vibrations, 
odor, glare or emissions beyond the subject property.”  The primary structure on the property is an 8,300 square 
foot (sf) metal building. 
 
Zoning and case history 
The subject property and all surrounding properties are 
zoned Light Industrial (M), and no conditions of zoning 
have been place on it.   
 
The site was the location of a previous variance case V-
20-001, heard by the Zoning Board of Appeals (ZBA) 
on February 18, 2020.  At that time Variable Steel was 
requesting to reduce the front and side yard setback for 
the construction of an attached awning, which was 
already in the process of being constructed.  The 
applicant requested a deferral at the hearing, after staff 
recommended denial of the request, and the deferral was granted by the ZBA.  Following the hearing the 
awning was removed, and case was never brought back to the ZBA.   
 
 

V-21-004 Zoning Map, the site and all surrounding 
property is zoned Light Industrial (M) 
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This request is different and reduced in scale from that original variance request heard in 2020.  While the old 
awning had encroached 19’ 2” into the 20’ sideyard setback and 10’ into the 50’ front yard setback, this request 
is for only a 9’ 8” encroachment into the 20’ sideyard setback. 
 
Existing Conditions 
 
The property slopes down to the southeast corner, and has been terraced to provide a relatively level, though 
uneven, work site.  There are only a few trees along the perphiery of the site and there are no water features. 
Most of the yard has gravel surfacing, and there is a concrete pad that runs along the southern edge of the 
property.   
 
Access to the site is by a shared driveway off of South Stone Mountain Road on the east side of the property but 
the parcel also has street frontage at the rear along Randall Road. The primary structure on the site is a 8,300 sf 
fabricated metal building, similar to the other buildings on neighboring properties. 
 

V-21-004 Topography Map V-21-004 Aerial Map 
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The character of the entire area surrounding the site is active industrial, with a wide variety of both light and 
heavy industrial uses including a CSX switch yard. a rock quarry, and many auto related uses.  Ambient noise 
levels in the area are high. 
 
One of the major issues facing properities all along this portion of South Stone Mountain Lithonia Road is 
water runoff and flooding.  According to the City Engineer who has inspected the site, the primary cause of the 
flooding is a failure by the County to maintain the drainage ditches along the roadway.  Though the ditches are 
in city rights-of-way, the city contracts with the county to maintain the roads.  The need to improve the road 
drainage system has been identified and the county is aware of it. 
 

Complaints of water runoff from the Variable Steel site 
have been made by its neighbors to the south at 2825 
South Stone Mountain Lithonia Road.  The issue was 
more of concern before the building awning on the south 
side of the property was removed a year ago following 
the 2020 variance hearing, as the roof of the awning was 
right on the shared property line.  It also has been noted 
that Variable Steel in turn experiences water runoff from 
its up hill neighbor to the north at 2196 Randall Road.  It 
is the opinion of the City Engineer that this is an area 
wide issue, that requires an area wide effort to address.  
Again both the City and the County are aware of it, and 
are seeking ways to mitigate it, see memo from the City 
Engineer in the attachments. 
 
 

Variance Request 
 
The applicant is seeking a variance of nine feet eight inches into the twenty foot interior side yard setback on 
the south side of the existing building to construct a shed to allow the addition of a plasma cutter.  Plasma 
cutting uses supercharged, micro screen of gas, funneled through a plasma torch to heat, melt and cut 
electrically conductive material, such as steel, into custom shapes and designs.  According the letter of intent, 
this plasma cutter is necessary for the applicant to stay competitive with other metal fabricating businesses.   
 
The plasma cutter will be enclosed within two nested structures attached to the existing building, and roller 
conveyors will convey steal beams into and out of the plasma cutter enclosures, from the rear of the property to 
the front.  A fence will also be constructed along the southside of the property screen the rollers.  Figure 1 on 
the following page shows a sketch of what the addition will look like.  A concept plan for the site can be found 
in Figure 2. 
 

Figure 1: Ditch in front of site along S Stone Mountain Lithonia Rd 
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Figure 2: V-21-004 Variable Steel Proposed Elevation 
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Figure 3: Future site of the building addition and conveyors Figure 4:  Existing fence on southside of building 



 
 

BOARD OF ZONING APPEALS STAFF REPORT 

V-21-004, page 6 

 
Figure 5:  V-21-004 Variable Steel Conceptual Site Plan enlargement showing dimensions.  See attachments for full conceptual site plan. 

 
APPLICABLE CODE REQUIREMENTS 
 
City of Stonecrest Zoning Ordinance; Chapter 27 Article 2 District Regulations, Division 24 – Nonresidential 
Zoning Districts:  Dimensional Requirements, Section 2.24.1, Table 2.2 which establishes the sideyard setback 
requirement for Light Industrial, M at 20 feet. 
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VARIANCE CONSIDERATIONS 
 
Following are the specific considerations listed in Sec 7.5.3 of the Stonecrest Zoning Ordinance that must be 
considered by the Board of Zoning Appeals in order to grant a variance.  These considerations include:   
 
 

A. By reason of exceptional narrowness, shallowness, or shape of a specific lot, or by reason of 
exceptional topographic and other site conditions (such as, but not limited to, floodplain, major 
stand of trees, steep slope), which were not created by the owner or applicant, the strict application 
of the requirements of this chapter would deprive the property owner of rights and privileges 
enjoyed by other property owners in the same zoning district.  
 

B. The requested variance does not go beyond the minimum necessary to afford relief and does not 
constitute a grant of special privilege inconsistent with the limitations upon other properties in the 
zoning district in which the subject property is located.  
 

C. The grant of the variance will not be materially detrimental to the public welfare or injurious to the 
property or improvements in the zoning district in which the subject property is located.  
 

D. The literal interpretation and strict application of the applicable provisions or requirements of this 
chapter would cause undue and unnecessary hardship.  
 

E. The requested variance would be consistent with the spirit and purpose of this chapter and the 
Comprehensive Plan text. 
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STAFF ANALYSIS   
 

A. By reason of exceptional narrowness, shallowness, or shape of a specific lot, or by reason of 
exceptional topographic and other site conditions (such as, but not limited to, floodplain, major 
stand of trees, steep slope), which were not created by the owner or applicant, the strict application 
of the requirements of this chapter would deprive the property owner of rights and privileges 
enjoyed by other property owners in the same zoning district.  
 
There are exceptional site conditions, due to the orientation of the building and site layout.  Since the site 
shares a driveway with its neighbor to the north, 2916 Randall Road, truck deliveries and employee 
parking for both businesses occupy the site north of the building.  This north side of the building also 
experiences storm water drainage issues as the 2916 Randall is uphill of the site.  In short the north side 
of the building is not available or suitable for the plasma cutter.  The front and rear yards are not suitable 
for the plasma cutter because of the length of the steel beams being unloaded on the site, leaving only the 
south side of the property available for the plasma cutter  and rollers. 
 

B. The requested variance does not go beyond the minimum necessary to afford relief and does not 
constitute a grant of special privilege inconsistent with the limitations upon other properties in the 
zoning district in which the subject property is located.  
 
Granting the variance would not go beyond the minimum necessary to afford relief and does not constitute 
granting special privilege which is inconsistent with the limitations upon other properties in the zoning 
district in which the subject property is located. Due to the site factors and space requirementsof the site, 
the applicant’s request is reasonable. 
 

C. The grant of the variance will not be materially detrimental to the public welfare or injurious to the 
property or improvements in the zoning district in which the subject property is located.  
 
The granting of the variance will not be materially detrimental to the public welfare or injurious to the 
property.  With regards to stormwater runoff, the applicant is not intending to increase the amount of 
impervious surface on the site.  The addition of the plasma cutter will take place on existing concrete 
surfaces, so amount of runoff should not increase after construction.  In addition, the plasma cutter itself 
will not emit any harmful emisions, and the noise from the cutter and the rollers will be at acceptable 
levels, below the already existing ambient noise levels found on the site due to surrounding industrial and 
transportation related uses.  In addition, the rollers will be screened from view of the adjacent property to 
the south by a fabric covered fence. 
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D. The literal interpretation and strict application of the applicable provisions or requirements of this 

chapter would cause undue and unnecessary hardship.  
 

The literal interpretation and strict application of the applicable provision or requirements of this chapter 
would cause undue and unnecessary hardship on the applicant’s business. The applicant claims that the 
plasma cutter, which is state of the art technology, is necessary for his business to stay competitive with 
other metal fabrication businesses.  
 

E. The requested variance would be consistent with the spirit and purpose of this chapter and the 
Stonecrest Comprehensive Plan text. 
 
The requested variance would be consistent with the spirit and purpose of this chapter and the Stonecrest 
Comprehensive Plan, which has designated this site as Light Industrial on the Future Development Map.  
As such the proposed light industrial use in consistent with the desired character of the area, the spirit and 
intent of the M zoning district, and would be an asset to the overall economy of the city.  

 
 
 
RECOMMENDED CONDITIONS 
 
Based on the findings and conclusions, it appears the applicant meets all the criteria for approval. Therefore, 
staff recommends Approval of V-21-004 wit the following conditions.   
 

1. That the construction of the 294 sf addition to the principal building conforms to the site plan dated 
December 20, 201 for Variance application V-21-004 by the Variable Design Group, see Attachment. 

2. That gutters and downspouts be installed on the new building addition and that the existing gutters and 
downspouts on the south side of the building be repaired and improved to ensure that water runoff from 
the roof is directed down to the drainage ditch system along South Stone Mountain Lithonia Road, and 
not directly onto neighboring property. 

3. That the fence along the south side of the building be replaced and improved to screen the conveyor 
system associated with the plasma cutter from view. 

4. That stormwater runoff from the construction will conform to the requirements of state and local 
stormwater regulations, before issuance of a certificate of occupancy. 

 
 
Attachments:  
1 – Application Packet for V-21-004 withupdated Concetual Site Plan 
2 – Concept Drawing, Plat and Conceputal Site Plan 
3 – Memo from City Engineer about the drainage situation at 2813 S Stone Mountain Lithonia Rd 



Attachment 1:  V-21-004 Application Packet























Attachment 2 - Concept Drawing, Plat and Conceptual Site Plan
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CONCEPTUAL SITE PLAN  
FOR VARIANCE APPLICATION 
V-21-004

PREPARED BY VARIABLE DESIGN GROUP

DETAILING NOTES:
1. The plat information used in the development of the proposed 

conceptual site plan was provided by Foothill Surveyor Services, which 
as provided for the purpose of a real estate sale closure.

2. This plat has been calculated for closure and has a mathmatical error pf 
1:300,000+.

3. Field angles and measurements acquired for the production of the plan 
were obtained on 8/19/2019 using a Leica TCRP 1203 Total Station. 
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Memorandum 
  
Ten 10th Street, NW, Suite 1400 
Atlanta, Georgia 30309 
United States 
T +1.404.978.7600 
F +1.404.978.7660 
www.jacobs.com 

 

 
Operations Management International, Inc. 
1904 

    
Subject Drainage Issues at Variable Steel 

2813 S Stone Mountain Lithonia 
Rd, Stonecrest, GA 30058  

Project Name Stonecrest, Georgia 

Attention Jim Summerbell, Planning and 
Zoning Director 

  

From Tom Udell, City Engineer   

Date December 21, 2021   

  

    

Description: 

I made a site visit to assess the drainage issues with the above property based on complaints from the 
property owner as well as the neighboring property to the south.  2813 Stone Mountain Lithonia Rd. is 
located between Stone Mountain Lithonia Rd. to the east and Randall Rd. to the west.  Stone Mountain 
Lithonia Rd. is a two lane paved road with curb and gutter.  There is no stormwater facility along the road 
other than a discontinuous ditch and culvert system that is severely silted and the 12” culvert under the 
subject property driveway is buried and carrying little if any water. Randall Rd. is a narrow two lane road 
with rural shoulders and no ditch evident.  There is a sag located at the northwest corner of the subject 
property.  At the time of the site visit there was evidence of water erosion on the bank along Randall Rd.  
there were also several puddles indicating excessive water flowing across the property from both streets 
as well as the property to the north. The property to the south has built a berm to direct the water from the 
front of the subject property to the east.  On the property itself there is a series of drains that have been 
installed to carry the water to the east of the property.  They appeared to be silted in and not working well.  
The owner said he is working to get the issue resolved. 

Assessment: 

The subject property is one of a series of properties that are dealing with excessive runoff due to 
substandard drainage facilities.  Storm water runs off the streets as well as from the northern properties to 
the south.  There needs to be a study of the overall drainage in the area and mitigation measures need to 
be taken to direct the storm water away from the properties and beyond the buildings.   
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