m DeKalb County Zoning Board of Appeals

. o .
Department of Planning & Sustainability /
178 Sams Street
DeKalb Count ’ ok L
alb Lounty Decatur, GA 30030 Pianning
Michael L. Thurmond Wednesday, June 12, 2024 Cedric Hudson
Chief Executive Officer Planning Department Staff Analysis Interim Director
N1. Case No: A-24-1246975 Parcel ID(s): 15238 01 015
Commission District 02 Super District 06
Applicant: Allison Hoffman Suazo, R.A.
1372 DeKalb Avenue
Atlanta, GA 30307
Owner: George Zaharatos
1751 S Ponce De Leon Avenue
Atlanta, GA 30307
Project Name: 1751 S Ponce de Leon — Garage to ADU conversion
Location: 1751 S Ponce De Leon Avenue, Atlanta, GA 30307
Request: Variance from Section 27-2.1.1. to reduce rear yard setbacks from forty (40) feet to five (5) feet and side yard

setbacks from eight (8) to four (4) feet

Staff Recommendation: Approval with Condition

Condition: The following information about this variance shall be noted on any site plan prepared for the subject property: case

number, approval date, type of variance and condition(s) of approval.



STAFF FINDINGS:

The proposed project is to convert the upper floor of a historical garage into an accessory dwelling unit (ADU). The garage was
constructed in the 1920’s and is legal non-conforming and lies entirely in the setbacks. To accomplish the project, the applicant is seeking
a variance from Chapter 27-2.1.1. to reduce rear yards setbacks from forty (40) feet to five (5) feet and side yard setbacks from eight (8)
feet to four (4) feet.

1. There is an extraordinary or exceptional physical condition(s) pertaining to the particular piece of property (such as, but not
limited to, lot size, lot shape, specimen tree(s), steep slope(s), or preservation of historic characteristics of the property), which
was not created by the current owner, previous owner, or applicant; by reason of a clearly demonstrable condition(s), 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, as distinquished from a special privilege or convenience sought by the property
owner

The subject structure is a historical garage constructed in the 1920’s and is legal nonconforming. Its construction includes similar exterior
stone materials to the residential structure on the property, maintaining the historical aesthetic and architectural coherence of the property.

On a site visit, staff discovered the garage is unique in its structural composition, containing massive steel beams that were originally
used for suspending and performing mechanical work on vehicles and small aircraft. This specialized construction may be viewed as a
hardship due to historical significance and the challenges associated with modifying or relocating the structure. Otherwise, there are no
extraordinary features pertaining to the land itself.

2. 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.

This variance does not involve any expansion beyond the current footprint of the existing structure. The garage will retain its original floor
dimensions. The alteration proposed is an expansion of the roof by four feet to reach the ordinance maximum height of twenty-four (24)
feet. This modification is necessary to make the upper floor viable for use as an ADU, as it is currently a storage attic with a sloped roof.
The variance requested does not grant any special privilege but allows the property owner to utilize the space in a manner consistent
with its historical and architectural context.

3. 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 project has received a Certificate of Appropriateness from the Historic Preservation Committee at the March 2024 meeting.

There is a potential concern regarding privacy for the neighboring property at 635 Harold Avenue due to the proximity of the proposed
ADU. To address this, it is recommended that the applicant seeks and provides a letter of support from the neighbor at 635 Harold
Avenue prior to approval of the variance request.

4. 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 current setback requirements would result in undue and unnecessary hardship for
the property owner. The historical garage, constructed in the 1920s and lying entirely within the setbacks, cannot be modified or improved
meaningfully without the variance.

5. The requested variance would be consistent with the spirit and purpose of this chapter and the DeKalb County
Comprehensive Plan text.

The requested variance aligns with the spirit and purpose of the zoning chapter and the DeKalb County Comprehensive Plan text. The
project supports the goals of the Druid Hills Historic District and adheres to the Traditional Neighborhood (TN) land use principles. The
Druid Hills Historic District's intent includes maintaining the architectural and historical integrity and the DeKalb County Comprehensive
Plan promotes infill housing to increase housing availability and optimize land use in established neighborhoods. By facilitating the
adaptive reuse of a non-conforming historical structure, the variance supports the broader goals of heritage preservation and sustainable
development.



FINAL STAFF ANALYSIS:

The proposed project to convert the upper floor of a historical garage into an accessory dwelling unit (ADU) requires a variance to reduce
rear yard setbacks from forty (40) feet to five (5) feet and side yard setbacks from eight (8) feet to four (4) feet. The garage, constructed
in the 1920s, is a legal non-conforming structure that lies entirely within the setbacks, presenting an extraordinary physical condition not
created by the current or previous owners. The requested variance is the minimum necessary to afford relief, allowing the garage to
retain its current footprint and preserve its historical significance. Privacy concerns for the neighboring property can be mitigated with a
letter of support from the neighbor, and the project has received a Certificate of Appropriateness from the Historic Preservation
Committee. Strict application of the setback requirements would cause undue hardship by preventing meaningful improvements to the
garage, while the variance supports the goals of the Druid Hills Historic District and the DeKalb County Comprehensive Plan by promoting
infill housing. Therefore, staff recommends approval with condition of the variance request.

Staff Recommendation: Approval with condition

Condition: The following information about this variance shall be noted on any site plan prepared for the subject property: case
number, approval date, type of variance and condition(s) of approval.
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Development Services Center

178 Sams Street
ST AT Decatur, GA 30030
) www.dekalbcountyga.gov/planning
DeKalb County

404-371-2155 (0); 404-371-4556 (f)
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Chief Executive Officer DEPARTMENT OF PLANNING & SUSTAINABILITY

Interim Director
Michael Thurmond

Cedric Hudson
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ZONING BOARD OF APPEALS APPLICATION FOR PUBLIC HEARING (VARIANCES, SPECIAL
EXCEPTIONS, APPEALS OF ADMINISTRATIVE DECISIONS)

Applicant and/or

Authorized Representative: __ AL LISod JoPPMAN SU AZo, . A.
Mailing Address: 1272~ PEKbtR AVEWE

City/State/ZipCode: __ AT bMTh, GA 3037

Email: At Sadie CHITET @ GHAl. CoM

Telephone Home: _ — . Business: _“4o4- 52383403

OWNER OF RECORD OF SUBJECT PROPERTY
Owner:’ GCEolz6e ZilppbtTes

Address (Mailing): _ \ 75| SouUtH podce b2 LEod ME,, pTLINTE, GA 3 s30T
Email: Z, getbgefp pt0S G & & 4 41C. Telephone Home: —— Business: T1® - 344 . ra4o
oM

ADDRESS/LOCATION OF SUBJECT PROPERTY

Address: | 781 S o Ul p=tcg bDE E@Q City: _ A TL 4= T3 StateeG X Zip: 30307

District(s): __ 15 "~ ™  fand Lot(s): & Block “3 ! Parcel: |15 283% ol ol¥F

Zoning Classification: .VL, - ®5 Commission District & Super District: _ g~ ol G

CHECK TYPE OF HEARING REQUESTED:

/ VARIANCE (From Development Standards causing undue hardship upon owners of property.)
SPECIAL EXCEPTIONS (To reduce or waive off-street parking or loading space requirements.)
OFFICIAL APPEAL OF ADMINISTRATIVE DECISIONS.

Email plansustain@dekalbcountyga.gov with any questions.



March 1, 2024

Allison Hoffman Suazo, R.A. e
1372 Dekalb Avenue, NE
Atlanta, GA 30307

Dekalb County Department of Planning and Sustainability
Development Services Center

178 Sams Street

Decatur, GA 30030

To Whom it May Concern,

Our project is located at 751 South Poncé De Leon Avenue in the Druid Hills Historic District.
We have an application in review for a certificate of appropriateness with the Historic
Preservation Commission and are scheduled for the March 18th meeting. Our scope of work is
as follows:

- Renovate existing three car garage to include an ADU on the upper level (currently
attic/storage space.)

We are requesting a variance to add to the existing height of the current garage, in order to add
an apartment on the second floor for our client’s father. The garage is currently 20 feet in height
and we are proposing to add 4 feet for a total of 24 feet. We are not increasing the footprint but
as we are adding livable area above the garage, we are requesting a reduction in the East
facing side yard setback from 8 feet (required) to 4 feet (existing) and for the South facing rear
yard setback from 40 feet (required) to 5 feet (existing.)

Given that our request for a height increase meets the maximum height requirement for an
accessory structure in the zoning ordinance and that the setback reductions are based on
existing conditions, we believe that this request 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. The requested variance would be consistent with the
spirit and purpose of the Dekalb County Comprehensive Plan. We also believe that the
proposed design will add to the overall beauty of this property.

‘Thank you for your consideration of our request. Please do not hesitate to contact me if you
have any questions or concerns.

Sincerely,

- Allison Ho n Suazo, R.A., NCARB

allisonarchitect@gmail.com
404-538-3403
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SEPARTMENT OF PLANNING & SUSTAINABILITY
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AUTHORIZATION OF THE PROPERTY OWNER

e
LT

oning Board of Appeals to inspect the premises of the
Subject Preperty : :

I hereby certify that the information provided in the appiication is true and correct.

I hereby certify that | am the owner of the property subject to the application.
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SURVEY NOTES

1. STORM SEWER, SANITARY SEWER AND OTHER BURIED UTILITIES 1) »
MAY HAVE BEEN PAVED OR COVERED OVER. THE LOCATION OF Q ',
UNDERGROUND UTILITIES AS SHOWN HEREON ARE BASED ON /(>~ )o
ABOVE GROUND STRUCTURES AND RECORD DRAWINGS 04/
PROVIDED TO THE SURVEYOR. LOCATIONS OF UNDERGROUND 'S'é\

UTILITIES MAY VARY FROM LOCATIONS SHOWN HEREON. ’P

ADDITIONAL BURIED UTILITIES- MAY BE ENCOUNTERED. NO 40 \s,\é\

EXCAVATIONS WERE MADE DURING THE PROCESS OF THIS o 4)
Vo

SURVEY TO LOCATE BURIED UTILITIES. BEFORE EXCAVATIONS
ARE BEGUN, PLEASE CALL ALL LOCAL UTILITY PROVIDERS. /’,

MAGNETIC

Know what's below.
o (allbefors you dig.

2. SURVEYOR HAS MADE NO INVESTIGATION OR INDEPENDENT
SEARCH FOR EASEMENTS OF RECORD, ENCUMBRANCES,
RESTRICTIVE COVENANTS, OWNERSHIP TITLE EVIDENCE, OR ANY
OTHER FACTS THAT A CURRENT TITLE SEARCH MAY DISCLOSE.

3. THIS PLAT WAS PREPARED FOR THE EXCLUSIVE USE OF THE
PERSON, PERSONS OR ENTITY NAMED HEREON. THIS PLAT DOES
NOT EXTEND TO ANY UNNAMED PERSON, PERSONS, OR ENTITY
WITHOUT THE EXPRESS RECERTIFICATION OF THE SURVEYOR
NAMING SUCH PERSON, PERSONS OR ENTITY. :

4. THE FIELD DATA UPON WHICH THIS PLAT IS BASED WAS GATHERED @

.

Q’VA}’.. T ‘ .

BY AND OPEN TRAVERSE. THIS PLAT HAS BEEN CALCULATED FOR
CLOSURE AND IS FOUND TO BE ACCURATE WITHIN ONE FOOT IN

429,090+ FEET. LINEAR AND ANGULAR MEASUREMENTS WERE N/F ¢

OBTAINED BY USING A TOPCON TOTAL STATION. TARA LEE ADYANTHAYA ~ A
- FREDRICK C. BOYD, M ,J)o o i

5. BEARINGS SHOWN WERE COMPUTED FROM ANGLED TURNED : DB 13854 PG 497
FROM A SINGLE MAGNETIC OBSERVATION.

6. THIS PROPERTY IS SUBJECT TO CURRENT ZONING
REGULATIONS AND RESTRICTIONS.

7. THIS PLAT IS NOT INTENDED FOR RECORDING.

€O By

S
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LP DENOTES LIGHT POLE : ~ 1751 S. PONCE DE LEON AVENUE
¥ T DN e I LUNG ATLANTA, GEORGIA
nh B e REFERENCE MATERAL '
PB DENOTES POWER BOX » URVEVYING services, INc. SURVEY FOR
1. WARRANTY DEED IN FAVOR OF
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oV ‘DENOTES GAS VALVE DEKALB COUNTY, GEORGIA RECORDS Cerlificate_of Authorization #LSFO00752_( sedled and signed by
GLM e  DENOTES GAS LINE MARKER i . No ney
v DENOTES WATER METER This property IS NOT located LS. faste LOT 5, BLOCK 8
M g DENOTES FIRE HYDRANT in o Federal Flood Area as REPRODUCTION IS NOT DRUID HILLS SUBDIVISION
MW ©  DENOTES MONITORING WELL » 30 18 0 30° S indicated by F.L.R.M A CERTIFIED
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