m DeKalb County Zoning Board of Appeals

Department of Planning & Sustainability /
178 Sams Street
DeKalb Count ’ Dok W
fhalb Lounty Decatur, GA 30030 Plunning
Michael L. Thurmond Wednesday, December 13, 2023 Cedric Hudson
Chief Executive Officer Planning Department Staff Analysis Interim Director
N2. Case No: A-24-1247143 Parcel ID(s): 15238 01 015

Commission District 02 Super District 06

Applicant: C. Elizabeth Morris
343 Adams Street
Decatur, GA 30030

Owner: Andrew Land and Jake Green
2160 Ponce de Leon Avenue,
Atlanta, GA 30307

Project Name: 2160 Ponce de Leon - Carriage House reconstruction

Location: 2160 Ponce de Leon Avenue, Atlanta, GA 30030

Request: Variance from Section 27-2.1.1. to reduce side yard setback from 8.5 feet to 2.2 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:

This project involves the reconstruction of a carriage house which has severe structural damage to most of its wooden components. The
homeowners received a Certificate of Appropriateness to reconstruct the carriage house, with a small 4’ addition across part of the
building, at the 06-17-24 Historic Preservation Commission meeting.

The owners are now seeking a zoning variance to reconstruct the house and install 4-foot wide addition (totaling 90 square feet within
the setbacks), in order to accommodate parking for two cars, in lieu of Section 27.2.2.1, specifically to reduce to 2.2 feet from the left-
hand (southwest) side property line, where an 8.5’ building setback is required.

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 property exhibits extraordinary physical conditions tied to its historic nature and layout, which were not created by the current or
previous owners. The carriage house, originally built in 1929 alongside the main house, predates modern zoning codes. Its placement
just 2.2 feet from the side property line is a result of historical practices, and the addition of a power easement complicates modifications
to the structure. Additionally, while the rear of the property slopes towards a stream, this natural feature does not directly impede the
proposed development but does reinforce the importance of maintaining the existing location of the carriage house to avoid potential
environmental impacts.

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.

The requested variance adheres to the principle of minimizing the extent of deviation from the zoning ordinance. The proposed addition
of 90 square feet stays entirely within the buildable area of the property, avoiding further encroachment into the required setback and is
intended to accommodate the storage of modern vehicles. Otherwise, the reconstruction aspect maintains the same footprint.

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.

Granting the variance will not result in any material detriment to the public welfare or cause injury to neighboring properties or
improvements within the zoning district. The proposed reconstruction of the carriage house, with its minor addition may serve as both an
aesthetic and functional improvement to the property. The new design respects the architectural integrity of the original structure, as
evidenced by the approval from the Historic Preservation Committee.

Additionally, the intended use of the carriage house as storage and parking for vehicles is consistent with the residential nature of the
area and is not anticipated to generate any negative impacts on surrounding properties. The project's scope and function are modest,
and the restoration of the structure will contribute positively to the preservation of the neighborhood's historical assets without disrupting
the existing dynamics of the community.

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

A strict application of the setback requirements would impose an undue and unnecessary hardship on the property owners by severely
limiting their ability to make meaningful improvements to the deteriorating carriage house. The existing structure, which predates the
current zoning codes, is situated within the setback area, and enforcing the full 8.5-foot setback would prevent the homeowners from
carrying out necessary repairs or even demolition. This would lead to further degradation of the structure, ultimately compromising the
functionality of the garage and the overall value of the property.



The hardship here is not self-imposed but rather a consequence of historical circumstances and the property's unique conditions. Denying
the variance would effectively render the carriage house unusable, depriving the homeowners of reasonable use of their property.
Granting the variance allows for necessary restoration work to take place while preserving the historic character of the structure, which
would otherwise be lost due to the strict enforcement of zoning regulations.

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 both the zoning ordinance and the DeKalb County Comprehensive Plan.
Specifically, it supports the intent of the Druid Hills Historic District and the Traditional Neighborhood (TN) land use, which aim to preserve
the unique character and architectural style of older communities while adapting to modern needs.

FINAL STAFF ANALYSIS:

The requested variance for the reconstruction of the historic carriage house is consistent with the spirit of the zoning ordinance, the
DeKalb County Comprehensive Plan, and the preservation goals of the Druid Hills Historic District. The proposed addition remains within
the buildable area of the property, does not further encroach into the setback, and maintains the integrity of the site’s historic character.
Moreover, it addresses modern needs without negatively impacting the surrounding community or public welfare. Therefore, staff
recommends approval with condition of the application.

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.



Exceptional conditions pertaining to the property where the sign is to be located as a result of its size, shape,
or topography, which are not applicable to other lands or structures in the area;

(2)

Granting the variance would not confer on the applicant any significant privileges which are denied to others
similarly situated;

3)

The exceptional circumstances are not the result of action by the applicant;

The requested variance is the minimum variance necessary to allow the applicant to enjoy the rights
commonly enjoyed by others similarly situated;

Granting of the variance would not violate more than one (1) standard of this article; and

Granting the variance would not result in allowing a sign that interferes with road or highway visibility or
obstruct or otherwise interfere with the safe and orderly movement of traffic.



STEVENS-MORRIS

architects, llc

343 adams street, decatur, ga 30030
stevensmorris.com

20 May 2024

Paige Jennings
Preservation Planner

DeKalb County Planning Department

Re: Green/Land residence
2160 Ponce de Leon Avenue

Atlanta, GA 30307

Owner’s contact information: Andrew Land - 404-309-1982 andrewcland@gmail.com

Jake Green - jakegreen@icloud.com

Dear Ms. Jennings,

Attached are the following documents to support the variance application for the above property:

Cover sheet / Letter of Intent n/a 81" x11”
Signed application n/a 8 %" x11”
Photographs of existing garage (2 pages) n/a 8 %" x11”
Property survey (1”=30) 117x17"

A-1 Proposed site plan / site information (1”=10) 24” x 36”
A-2 Existing plan/elevations & demo requirements  (1/4” =1-0" 24” x 36”

A-3 Reconstructed plan & elevations (1/4”=1-0" 24” x 36”



Letter of Intent:

This project involves the reconstruction of a carriage house on the property of Jake Green and Andrew
Land, which has severe structural damage to most of its wooden components. The homeowners received a
Certificate of Appropriateness to reconstruct the carriage house, with a small 4’ addition across part of the

building, at the 06-17-24 Historic Preservation Commission meeting.

The owners are now seeking a zoning variance for this 4-foot addition (totaling 90 square feet) across a
portion of the carriage house, in order to accommodate parking for two cars. A variance is required per
Section 27.2.2.1 because the existing historic carriage house is set 2.2 feet from the left-hand (southwest) side
property line, where an 8.5 building setback is required. However, the addition itself would be fully within
the lot’s building setback lines. This addition was included and noted in the documents for the Certificate

of Appropriateness.

The existing historic carriage house measures only 18’ by 17-8” clear inside, and a new CMU wall will need to
be built within it, as it currently has only single-wythe brick foundation walls. Therefore, there will not be

sufficient room to park, and access, cars.

The property owners are additionally limited on the site because of a Georgia Power easement which crosses
their lot just beyond the carriage house, which would hinder the practical and appropriate siting of a new

garage on the property. The easement was in place prior to the homeowners’ purchase of the property.

The owners have considered constructing a second garage - within the required building setbacks, outside of
the power easement, and configured for parking cars. However, the existing carriage house is almost large
enough, and the homeowners would prefer to use it if possible, as it is more appropriate and practical for this
historic property than the construction of a second garage. The costs associated with constructing a new
garage would be better put toward rehabilitating the existing, historic carriage house. Furthermore, reusing

the existing carriage house’s foundation would minimize grading and land disturbance.

As such, the homeowners are committed to rehabilitating and reusing the historic carriage house,

contingent upon approval of this variance.
Thank you, and please let me or the homeowners know if you have any questions.
Best,

Elizabeth Morris, NCARB



Development Services Center
178 Sams Street
Decatur, GA 30030

www.dekalbcountyga.gov/planning
DeKalb County

404-371-2155 (0); 404-371-4556 (f)
GEORGIA

Chief Executive Officer DEPARTMENT OF PLANNING & SUSTAINABILITY Interim Director

Michael Thurmond Cedric Hudson

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

ﬁﬂ’ﬁigﬁg: rIl-\fje/(r)):esentative: C. Elizabeth Morris
Mailing Address: 343 Adams Street
City/State/Zip Code: Decatur, GA 30030
Emai- €-Stevens.morris@gmail.com

404-316-5936

404-316-5936

Telephone Home: Business:

OWNER OF RECORD OF SUBJECT PROPERTY
owner: ANArew Land and Jake Green

Address (Mailing): 2160 Ponce de Leon Avenue, Atlanta, GA 30307

andrewcland@gmail.com jakegreen@icloud.com

Email: Telephone Home: 404-309-1982 gysiness: 404-309-1982
ADDRESS/LOCATION OF SUBJECT PROPERTY
Address: 2160 Ponce de Leon Avenue city: Atlanta state: OA 7, 300%0
District(s): 15 Land Lot(s): 3A and part of 3 Block: 16 Parcel: 1524401040
Zoning Classification: R-85 Commission District & Super District: Commissioner DStict 2, Super bisyiet®

CHECK TYPE OF HEARING REQUESTED:

X 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.

*PLEASE REVIEW THE FILING GUIDELINES ON PAGE 4. FAILURE TO FOLLOW
GUIDELINES MAY RESULT IN SCHEDULING DELAYS.*

Email plansustain@dekalbcountyga.gov with any questions.
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DeKalb County

ZONING BOARD OF APPEALS APPLICATION

AUTHORIZATION OF THE PROPERTY OWNER

| hereby authorize the staff and members of the Zoning Board of Appeals to inspect the premises of the
Subject Property.

| hereby certify that the information provided in the application is true and correct.

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

DATE: ’7/Z$ /Z‘* Applicant : r P g L-(/‘\

Signature:

DATE: 7 /7’5 /24 Applicant

Signature: !
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DeKalb County

ZONING BOARD OF APPEALS APPLICATION

AUTHORIZATION TO REPRESENT THE PROPERTY OWNER

| hereby authorize the staff and members of the Zoning Board of Appeals to inspect the premises of the
Subject Property.

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

| hereby certify that | am the owner of the property and that | authorize the applicant/agent to apply for a
hearing to the ZoningBoard of Appeals for the requests as sfiown in this application.

pate: J7-/7 ,724 Applicant/Agent /%//%W WCW

Signature:

TO WHOM IT MAY CONCERN:

(1)/ (WE): AvDREN AN & JAKE - GreEN

(Name of Owners)

being (owner/owners) of the property described below or attached hereby delegate authority to the above
signed agent/applicant.

Notary Public MAei4umd Ao A soS Owner Signalu{e
k/,/\l LY i /L&/‘\

Notary Public AAL Ak N. 3 LOS

Owner Signature

\‘“ummu,,’
R A tts

Notary Public §“q~\"‘“'"'"

-----
- -

Owner Signature




Above: Lefthand (southeast) side of carriage house



Above: Rear (southwest side) of carriage house
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OUSE RESTORATION AT

_ LAND-GREEN RESIDENCE

21060 PONCE DE LEON AVENUE
ATLANTA, GEORGIA 30307

PROJECT DESCRIFPTION :

- RESTORATION OF DAMAGED CARRIAGE HOUSE
- ADDITION TO RESTORED CARRIAGE HOUSE

DRANWING LIST
A-l  COVER SHEET / SITE PLAN / SITE INFORMATION

A-2 EXISTING FLOOR PLANS, ELEVATIONS ¢ DEMO REQMNTS.

A-2 RECONSTRUCTED PLANS & ELEVATIONS

ZONING INFORMATION:

ZONING - R-&5

o FRONT YARD SETBACK - 50 FEET
e SIDE YARD SETBACK - &5 FEET
o REAR YARD SETBACK - 40 FEET

e MAXIMUM LOT COVERAECE - 35%

SITE / BUILDING INFORMATION

CONCRETE
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