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 Michael Thurmond 
Chief Executive Officer  

  

Case No.: CZ-20-1243960 Agenda #:  N. 9 

Location/Address: 2620 Shell Bark Road Commission District:  5      Super District:  7 

Parcel IDs: 16-009-01-001, 16-024-06-001 

Request: A major modification of the zoning conditions of Case Z-07-13334 and CZ-04-111 to 
allow 38 townhomes within the MU-4 (Mixed Use High Density) District and Tier 2 of 
the I-20 Overlay District. 

Applicant/Agent: Venture Communities LLC c/o Dunlavy Law Group LLC 

Acreage: 7.02 acres 

Existing Land Use: Undeveloped, wooded. 

Surrounding Properties:  To the east, northeast, and southeast (City of Stonecrest):  A light industrial 
manufacturing plant; to the west, southwest, and northwest:  the Longview Pointe 
condominium community (zoned MU-4 & I-20 Overlay District); to the north (zoned 
M & I-20 Overlay District):  a Citgo service station; to the south (zoned MU-4 & I-20 
Overlay District):  Longview Walk condominium community.  

Comprehensive Plan:  HC (Highway Corridor)                                        Consistent                  Inconsistent 
 

      Proposed Density:  5.27 units/acre Existing Density:  N.A. (undeveloped) 

      Proposed Units:  38 Existing Units/Square Feet:  N.A. (undeveloped) 

      Proposed Lot Coverage:  49%       Existing Lot Coverage:   N.A. (undeveloped) 

 
Zoning History:   The subject property is part of a larger, 62.48-acre tract that was rezoned in 2004 from M (Light 
Industrial) and OD (Office Distribution) to OCR (Office Commercial Residential) pursuant to CZ-04-111.  (In 2015, the 
OCR district was converted to MU-4 (Mixed Use-4)).  Most of the original tract was developed for single-family and 
condominium units, leaving the subject property undeveloped.  In 2007, 6.02 acres of the subject was modified 
pursuant to CZ-07-13334 to allow 40 multifamily apartment units instead of the originally-planned townhomes. 
 
SITE AND AREA ANALYSIS 
 
The subject property is a 7.02 acre tract with frontage on Acuity Way, a two-lane collector.  (There is no frontage on  
Shell Bark Drive; the address is a remnant of the addresses assigned to the larger 62.48-acre tract.  Shell Bark Drive is 
located approximately 1,018 to the west and serves the adjoining condominium development.)  The subject property 
is vacant and wooded. A stream runs across the northwestern third of the site and along the western border of the 
site. Land on either side of the stream is flood plain. 

X  
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The subject property is part of a larger tract that was originally rezoned for residential development in 2004.  Since 
2004, 35.16 acres immediately to the south of the subject property has been built out as a 160-home single-family 
detached subdivision called Longview Pointe.  The 20.28 acres to the immediate west of the subject property have 
been built out as 155 condominium units known as Longview Walk. 

 
Nearby land uses are predominantly townhomes and multifamily condominiums to the west, and light industrial uses 
to the east and northeast.  For example, the Acuity Brands lighting manufacturing plant is located to the east, directly 
across Acuity Way from the subject property.   
 
PROJECT ANALYSIS 
 
The applicant requests: 
   
a) deletion of all three conditions approved in 2007, which reference multifamily buildings, multifamily building 

elevations, the condominium form of ownership of the multifamily units, and marketing of the units to persons 
aged 55 and older; and 

b) modification of the 2004 condition No. 3 that specifies the exterior materials of the building and gating of the 
community.   

 
The application includes elevations that show a southern farmhouse style of design for the townhomes.  The 
application states, “With respect to condition #3, it is Applicant’s desire to build a new, updated, modernized product 
that will market well with home buyers of today – not homebuyers of 2004.  The southern farmhouse style is in big 
demand and will be of a very high quality, comparable to any product in the immediate vicinity of the Subject 
Property . . . “ 
 
The application further states, “As to the conditions imposed in 2007, the Applicant wishes not to construct stacked 
flats.  It believes such a community would be incompatible with Longview Pointe and Longview Walk and not in high 
demand in the area.  Moreover, there is little demand for age-restricted communities in this location.  A reworked, 
quality townhome product would be more viable and more attractive.” 
 
 
LAND USE AND ZONING ANALYSIS 
Section 27-832 of the Zoning Ordinance, “Standards and factors governing review of proposed amendments to the 
official zoning map” states that the following standards and factors shall govern the review of all proposed 
amendments to the zoning maps. 
 
A. Whether the zoning proposal is in conformity with the policy and intent of the comprehensive plan: 

The zoning proposal is consistent with the following policies and strategies of the 2035 Comprehensive Plan:  
“Utilize the zoning code to provide a variety of housing opportunities and choices to better accommodate the 
needs of residents.”  (Housing Policy No. 9) and “Ensure that new development and redevelopment is 
compatible with existing residential areas.” (Land Use Policy No. 4)  
 

B. Whether the zoning proposal will permit a use that is suitable in view of the use and development of adjacent 
and nearby properties: 

 
The proposed townhomes would provide an alternative to the single-family detached and multifamily 
condominiums that have already been developed on the adjoining properties to the west and south.   
 

C. Whether the property to be affected by the zoning proposal has a reasonable economic use as currently 
zoned: 
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Because the zoning of the property would not change, this consideration is not applicable to the application 
under consideration.    

 
D. Whether the zoning proposal will adversely affect the existing use or usability of adjacent or nearby property: 

The zoning proposal will not adversely affect the existing use or usability of adjacent or nearby properties.    The 
adjoining properties are developed with compatible residential uses.       

E. Whether there 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: 

According to the applicant, the housing market has changed since the zoning conditions were originally 
approved in 2004 and modified in 2007.  

F. Whether the zoning proposal will adversely affect historic buildings, sites, districts, or archaeological 
resources: 

There are no historic buildings, sites, districts, or archaeological resources on or near the subject property. 

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

There have been no comments from reviewing agencies, departments, or divisions indicating that the proposal 
would excessively burden the existing street, transportation, utility, or school infrastructure.    

H. Whether the zoning proposal adversely impacts the environment or surrounding natural resources: 
 

There has been no indication that the proposed development would impact the natural environment or 
surrounding natural resources any more than what is typical for residential redevelopment of a predominantly 
wooded site.   

 
STAFF RECOMMENDATION:  APPROVAL WITH CONDITIONS 

The zoning proposal is consistent with the following policies and strategies of the 2035 Comprehensive Plan: “Utilize 
the zoning code to provide a variety of housing opportunities and choices to better accommodate the needs of 
residents.”  (Housing Policy No. 9) and “Ensure that new development and redevelopment is compatible with 
existing residential areas.” (Land Use Policy No. 4) According to the applicant, the housing market has changed since 
the zoning conditions were originally approved in 2004 and modified in 2007.  The modifications don’t change the 
land use type that could be developed on the property – it will remain residential – but they would, in the 
applicant’s opinion, make the property and residential development on the property more suited for today’s 
housing market.  Since there does not appear to be a need for the previously approved housing type at the subject 
location, staff agrees that the modifications are appropriate.  Therefore, the Department of Planning and 
Sustainability recommends “Approval” with the conditions attached on the following pages as marked-up and final 
versions.   
 
Attachments: 
1. Department and Division Comments 
2. Board of Health Comments 
3. Board of Education Comments  
4. Application 
5. Site Plan 
6. Zoning Map 
7. Land Use Plan Map 
8. Aerial Photograph 
9. Site Photographs 
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NEXT STEPS 

 

 Following an approval of this zoning action, one or several of the following may be required:                    

 

 
 Land Disturbance Permit    (Required for of new building construction on non-residential properties, or land 

disturbance/improvement such as storm water detention, paving, digging, or landscaping.)   

 

 
 Building Permit   (New construction or renovation of a building (interior or exterior) may require full plan 

submittal or other documentation.  Zoning, site development, watershed and health department standards will 

be checked for compliance.)  

 

 
 Certificate of Occupancy (Required prior to occupation of a commercial or residential space and for use of 

property for a business.  Floor plans may be required for certain types of occupants.) 

 

 
 Plat Approval  (Required if any parcel is being subdivided, re-parceled, or combined. Issued 

“administratively”; no public hearing required.) 

 

 
 Sketch Plat Approval  (Required for the subdivision of property into three lots or more.  Requires a public 

hearing by the Planning Commission.) 

 

  Overlay Review  (Required review of development and building plans for all new construction or exterior 

modification of building(s) located within a designated overlay district.) 

 

  Historic Preservation  (A Certificate of Appropriateness is required for any proposed changes to building 

exteriors or improvements to land when located within the Druid Hills or the Soapstone Geological Historic 

Districts.  Historic Preservation Committee public hearing may be required.) 

 

 
 Variance (Required to seek relief from any development standards of the Zoning Ordinance.  A public hearing 

and action by the Board of Appeals are required for most variances.) 

 

  Minor Modification (Required if there are any proposed minor changes to zoning conditions that were 

approved by the Board of Commissioners.  The review is administrative if the changes are determined to be 

minor as described by Zoning Code.) 

 

  Major Modification (Required submittal of a complete zoning application for a public hearing if there are any 

proposed major changes to zoning conditions that were approved by the Board of Commissioner for a prior 

rezoning.)  

 

  Business License (Required for any business or non-residential enterprise operating in Unincorporated 

DeKalb County, including in-home occupations). 

 

  Alcohol License (Required permit to sell alcohol for consumption on-site or packaged for off-site 

consumption.  Signed and sealed distance survey is required. Background checks will be performed.) 

 

  

 

Each of the approvals and permits listed above requires submittal of application and supporting documents, and 

payment of fees.  Please consult with the appropriate department/division. 
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From: Linda Dunlavy <ldunlavy@dunlavylawgroup.com> 
Sent: Thursday, June 4, 2020 8:48 AM 
To: Furman, Melora L. <mlfurman@dekalbcountyga.gov> 
Cc: Bob White & Sean Randall (seanr@totalpropertyadvisors.com) <seanr@totalpropertyadvisors.com> 
Subject: Venture Communities Major Modification Application Case # CZ-20-1243960 

  
Melora: 
  
Prior to filing the application referenced above, the applicant was not able to hold a community pre-submittal meeting 
due to the Covid-19 virus crisis.  Since then the applicant has communicated with representatives of the three HOAs 
adjacent to the property which is the subject of the application—Longview Pointe HOA, Longview Walk condos HOA and 
the Longview Walk townhome HOA.  We invited representatives of all three HOAs to a Zoom meeting last evening. 
Representatives from two of the three associations attended the meeting. Unfortunately, the Longview Pointe 
representatives did not attend.  Attendees were as follows:  Johnetta Williams (condos), Khara Grant (townhomes), John 
Stankowitz (townhomes), Paul (last name not given)(condos), myself (legal counsel0, Sean Randall (applicant 
representative) and Harold Cunliffe (property owner).  The meeting lasted for over an hour and was positive.  We 
anticipate securing letters of support from representatives of both associations in attendance. 
  
Let me know if you need more details but I wanted you to be aware of this community outreach. 
  
Linda 
  
 
  
Linda I. Dunlavy 
Dunlavy Law Group 
1026 B Atlanta Avenue 
Decatur, GA  30030 
404-371-4101 
ldunlavy@dunlavylawgroup.com 
  

 

about:blank


  
 

 

The following areas below may warrant comments from the Development Division.  Please respond 
accordingly as the issues relate to the proposed request and the site plan enclosed as it relates to Chapter 14.  You may address 
applicable disciplines. 
 
DEVELOPMENT ANALYSIS: 
 
• Transportation/Access/Row  

Consult the Georgia DOT as well as the DeKalb County Transportation Department prior to land 

development permit. Verify widths from the centerline of the roadways to the property line for 

possible right-of-way dedication. Improvements within the right-of-way may be required as a 

condition for land development application review approval. Safe vehicular circulation is 

required. Paved off-street parking is required.  
 

• Storm Water Management  

Compliance with the Georgia Stormwater Management Manual, DeKalb County Code of 

Ordinances 14-40 for Stormwater Management and 14-42 for Storm Water Quality Control, to 

include Runoff Reduction Volume where applicable is required as a condition of land 

development permit approval. Use Volume Three of the G.S.M.M. for best maintenance 

practices. Use the NOAA Atlas 14 Point Precipitation Data set specific to the site.. Recommend 

Low Impact Development features/ Green Infrastructure be included in the proposed site design 

to protect as much as practicable the statewaters and special flood hazard areas.       

 
• Flood Hazard Area/Wetlands  

The presence of FEMA Flood Hazard Area was indicated in the County G.I.S. mapping records 

for the site; and should be noted in the plans at the time of any land development permit 

application. Encroachment of flood hazard areas require compliance with Article IV of Chapter 

14 and FEMA floodplain regulations. 
 

• Landscaping/Tree Preservation    

 

DEKALB COUNTY GOVERNMENT 

        PLANNING DEPARTMENT 

           DISTRIBUTION FORM 



Landscaping and tree preservation plans for any building, or parking lot must comply with 

DeKalb County Code of Ordinances 14-39 as well as Chapter 27 Article 5 and are subject to 

approval from the County Arborist. 

 

 

 

• Tributary Buffer  

State water buffer was reflected in the G.I.S. records for the site. Typical state waters buffer 

have a 75’ undisturbed stream buffer and land development within the undisturbed creek buffer 

is prohibited without a variance per DeKalb County Code of Ordinances 14-44.1.  
 

• Fire Safety   

Plans for land development permit must comply with Chapter 12 DeKalb County Code for fire 

protection and prevention.  

 

 



N1., N2 No comment 

N3.  No Comment 

N4.  Stephenson Rd is classified as a collector road.  ROW dedication of 35 feet from centerline or to 

accommodate all public infrastructure, whichever greater.  Bike lanes, 6-foot sidewalk, streetlights 

required.  Add sidewalks across frontage of outparcel at 1451 Stephenson Road (16 162 05 001).  

Interior Streets residential:  55 right of way, 5 foot sidewalks, streetlights required.  Contact Herman 

Fowler at hefowler@dekalbcountyga.gov for street lighting.   

N5.  Stephenson Rd is classified as a collector road.  ROW dedication of 35 feet from centerline or to 

accommodate all public infrastructure, whichever greater.  Bike lanes, 6-foot sidewalk, streetlights 

required.  Alford is classified at a local road.   ROW dedication of 27.5 feet from centerline or to 

accommodate all public infrastructure, whichever greater.  5-foot sidewalk, streetlights required. 

Provide an enhanced pedestrian crossing with a pedestrian refuge median and rectangular rapid flashing 

beacon for access to school.    Add sidewalks across frontage of outparcel at 949 Stephenson Road (16 

129 02 008).  Contact Herman Fowler at hefowler@dekalbcountyga.gov for street lighting.   

N6 & N7.  Wesley Chapel Road is classified as a major arterial.  ROW dedication of 50 feet from 

centerline or to accommodate all public infrastructure, whichever greater.  Bike lanes, 6-foot sidewalk, 

streetlights required. Contact Herman Fowler at hefowler@dekalbcountyga.gov for street lighting.   

N8.  Parcel has no frontage to right of way.  Verify access easements.   

N9.  Panola Industrial and Acuity Way are both classified as collectors.  ROW dedication of 35 feet from 

centerline or to accommodate all public infrastructure, whichever greater.  Bike lanes, 6-foot sidewalk, 

streetlights required on all public right of way frontages.  Contact Herman Fowler at 

hefowler@dekalbcountyga.gov for street lighting.  Access to interior road needs to meet at a 90-degree 

angle to the existing street to meet county code.   

N10.  Memorial Drive.  GDOT review and permits required prior to LDP.  The right of way falls within the 

jurisdiction of the City of Atlanta.  Professional courtesy would allow COA a chance to comment.  No 

comments.  

N11.  Bermuda Road is classified as a collector.  ROW dedication of 35 feet from centerline or to 

accommodate all public infrastructure, whichever greater.  Bike lanes, 6 -foot sidewalk, streetlights 

required.  Interior roads are shown as private.  If public- ROW must be 55 feet, 5-foot sidewalks and 

streetlights required.  Contact Herman Fowler at hefowler@dekalbcountyga.gov for street lighting.  

N12.  Columbia Drive is classified as a minor arterial.  ROW dedication of 40 feet from centerline or to 

accommodate all public infrastructure, whichever greater.  Bike lanes, 6-foot sidewalk, streetlights 

required.  Watch required ROW dedication as it may impact offsets and # of lots.  Contact Herman 

Fowler at hefowler@dekalbcountyga.gov for street lighting. 
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06/15/2020 

 

 To:      Mr. John Reid, Senior Planner 
 From:  Ryan Cira, Environmental Health Manager 
 Cc:      Alan Gaines, Technical Services Manager 
 Re:      Rezone Application Review 
  
 General Comments: 
  
 DeKalb County Health Regulations prohibit use of on-site sewage disposal systems for  
     • multiple dwellings 
     • food service establishments 
     • hotels and motels 
     • commercial laundries  
     • funeral homes 
     • schools 
     • nursing care facilities 
     • personal care homes with more than six (6) clients 
     • child or adult day care facilities with more than six (6) clients  
     • residential facilities containing food service establishments 
  
 If proposal will use on-site sewage disposal, please contact the Land Use Section (404) 508- 
 7900. 
  
 Any proposal, which will alter wastewater flow to an on-site sewage disposal system, must be  
 reviewed by this office prior to construction. 
  
 This office must approve any proposed food service operation or swimming pool prior to starting 
  construction.  
  
 Public health recommends the inclusion of sidewalks to continue a preexisting sidewalk network 
  or begin a new sidewalk network.  Sidewalks can provide safe and convenient pedestrian  
 access to a community-oriented facility and access to adjacent facilities and neighborhoods.   
  
 For a public transportation route, there shall be a 5ft. sidewalk with a buffer between the  
 sidewalk and the road. There shall be enough space next to sidewalk for bus shelter’s concrete  

pad installation. Recommendation: Provide trash can with liner at each bus stop with bench and 
monitor for proper removal of waste. 

  
 Since DeKalb County is classified as a Zone 1 radon county, this office recommends the use of  
 radon resistant construction. 
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N.1  Z-20-1243838    2020-0598 / 15-013-01, 15-013-01-018 
 4341 East Conley Road, Conley, GA 30288 

- Please review general comments. 
 
N.2 Z-20-1243839 2020-0599 / 15-013-02-017 
 4388 East Conley Road, Conley, GA  30288 

- Please review general comments. 
 
N.3 CZ-20-1243935 2020-0600 / 18-261-01-006, 18-261-01-062 
 4575 Chamblee Tucker Road, Tucker, GA 30084 

- Please review general comments.  
 
N.4 Z-20-1243841 2020-0601/ 16-159-01-003, 16-162-05-002, 16-162-05-003 
 1503 Stephenson Road, Lithonia, GA 30058 

- Please review general comments. 
 
N.5 Z-20-1243958 2020-0602 / 16-128-02-001, 16-128-02-003, 16-128-02-011, 16-129-02-

009 
 800 Alford Road, Stone Mountain, GA  30087 

- Please review general comments. 
 
N.6 Z-20-1243955 2020-0603 15-131-03-009, 15-131-03-001, 15-131-03-012, 15-131-03-013 
 2450 Wesley Chapel Road, Decatur, GA  30035 

- Please review general comments. 
 
N.7 SLUP-20-1243956    2020-0604 15-131-03-009, 15-131-03-001, 15-131-03-012, 15-131-

03-013 
 2450 Wesley Chapel Road, Decatur, GA  30035 

- Please review general comments. 
 
N.8 SLUP-20-1243957   2020-0605 / 15-015-04-013 
 3468 Moreland Ave., Conley, GA  30288 

- Please review general comments. 
 
N.9 CZ-2—1243960   2020-0606   16-009-01-001,18-024-06-001 
 2620 Shell Bark Road, Decatur, GA  30035 
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N.10 Z-20-1243968   2020-0607 / 15-179-11-025 
 2017 Memorial Drive, Atlanta, GA  30317 

- Please review general comments. 
 
N.11 Z-20-1243972   2020-0608   /18-083-01-010 
 1347 Bermuda Road, Stone Mountain, GA 30087 

- Please review general comments. 
 
N.12 Z-20-1243977    2020-0609 15-154-12-003 
 2043 Columbia Drive, Decatur, GA  30032 

- Septic system installed on this property on June 24, 1975 
- Please review general comments. 

 
N.13 TA-20-1244029   2020-0610 
 DeKalb County, GA  

- Please review general comments. 
 
N.14 RE: Public Art   2020-0611 / 16-071-09-001 
 2387 Wellborn Road, Lithonia, GA  30058 

- Please review general comments.  
  
  
 

 
 
 

 
 

 
 

  



DeKalb County School District Analysis Date: 6/16/2020

Development Review Comments

Submitted to: Case #: 

Parcel #:

Name of Development:

Location:

Description:

Impact of Development:

Current Condition of Schools Fairington ES

Miller Grove 

MS

Miller Grove 

HS

Other 

DCSD 

Schools

Private 

Schools Total

Capacity 575 1,127 1,830

Portables 3 16 0

Enrollment (Fcast. Oct. 2020) 620 805 1,203

Seats Available -45 322 627

Utilization (%) 107.8% 71.4% 65.7%

New students from development 2 2 2 4 0 10

New Enrollment 622 807 1,205

New Seats Available -47 320 625

New Utilization 108.2% 71.6% 65.8%

Attend Home 

School

Attend other 

DCSD School

Private 

School Total

0.075382 0.077793 0.006456 0.159631

0.060176 0.029622 0.002230 0.092028

0.065514 0.015739 0.001712 0.082965

Total 0.2011 0.1232 0.0104 0.3346

Student Calculations

Proposed Units

Unit Type

Cluster

Attend Home 

School

Attend other 

DCSD School

Private 

School Total

2.11 2.18 0.18 4.47

1.68 0.83 0.06 2.57

1.83 0.44 0.05 2.32

Total 5.62 3.45 0.29 9.36

Attend Home 

School

Attend other 

DCSD School

Private 

School Total

2 2 0 4

2 1 0 3

2 1 0 3

Total 6 4 0 10

High

Units x Yield

When fully constructed, this development would be expected to generate 10 students: 2 at 

Fairington ES, 2 at Miller Grove MS, 2 at Miller Grove HS, 4 at other DCSD schools, and 0 at 

private schools. Fairington ES is over capacity, but the effect of this development is expected to be 

minimal.

Miller Grove HS

TH

28

Z-20-1243960

Miller Grove HS

Twenty-eight (28) townhomes off Shell Bark Road

2620 Shell Bark Road

2620 Shell Bark Road and 2641 Acuity Way

DeKalb County

16-009-01-001/16-024-06-001

Elementary

Middle

High

Anticipated Students

Fairington ES

Miller Grove MS

Yield Rates

Elementary

Middle























































































































































































































































N. 9 CZ-29-1243960 Site Plan



N. 9 CZ-29-1243960 Zoning Map



N. 9 CZ-29-1243960 Land Use Map



N. 9 CZ-29-1243960 Aerial View
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N. 9 CZ-29-1243960 Site Photos

Subject Property



N. 9 CZ-29-1243960 Site Photos

(right)Adjoining single-family homes, “Longview Pointe”

(left)  adjoining 
condominiums, 
“Longview Walk”




