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N6. Case No: A-26-1248053    Parcel ID(s): 18 147 02 130 

  
  
Commission District 02 Super District 06 
 
Applicant:   Bill Aguilar 

70 Mansell Court, Suite 200 
Roswell, GA 30076 

  
Owner:    Christopher Aaron Swope 

2780 Delcourt Drive 
Decatur, GA 30033 

 
Project Name:   2780 Delcourt Drive – New Single-Family Residence 
  
  
Location:   2780 Delcourt Drive, Decatur, GA 30033 
 
  

Requests:  Variance from Section 27-2.2.1 of the DeKalb County Zoning Ordinance to reduce the required front yard setback to 
facilitate construction of a single-family residence in the R-75 (Residential Medium Lot) zoning district. 

 
  
Staff Recommendation: Approval with conditions 
 
Conditions: 
 

1. 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. 

2. Any permit drawings submitted for review shall be substantially consistent with the site layout and improvements presented 
with this application, including the proposed single-family residence and the reduced front yard setback reflected on the 
submitted site plan. 

3. Approval of this variance does not waive compliance with any other applicable county requirements, including any necessary 
floodplain, buffer, stormwater, tree, or Land Development Division approvals. 

4. The residence shall be sited and constructed to avoid encroachment into any required stream buffer, floodplain, or 
environmental protection area, except as may be separately authorized by applicable county or state regulations 



   
 

   
 

STAFF FINDINGS:  
 
The subject property is an existing residential lot located at 2780 Delcourt Drive in the R-75 zoning district. The applicant proposes to 
demolish the existing house and construct a new single-family residence. The submitted application materials request relief from the 
required front yard setback from 30 feet to 15 feet. The site plan identifies the parcel as approximately 0.86 acres, or 37,309 square 
feet. It shows the proposed residence containing approximately 3,120 square feet, with side setbacks of approximately 27 feet and 89 
feet, and a rear setback of approximately 119 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 distinguished from a special privilege or convenience sought by the 
property owner.   
 
 
The subject property presents unusual physical site conditions in the form of a creek corridor, associated floodplain, top-of-bank area, 
and required stream buffer crossing a significant portion of the lot. The submitted plat and site plan depict these environmental 
constraints and show that they substantially limit the practical buildable area of the parcel. The application materials also indicate that 
the existing driveway is already established in relation to these site conditions, leaving a constrained and irregularly shaped building 
area in which a replacement house can feasibly be sited.  
 
 
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 variance functions primarily to shift the house footprint away from the more constrained portion of the lot affected by the creek and 
floodplain conditions.  The requested zoning relief is narrow in scope and limited to the front yard setback tied to the physical buildable 
area remaining on the site rather than to a broader effort to intensify the property. The setback reduction functions to shift the proposed 
residence outside of the floodplain and associated buffer areas rather than to increase development intensity. 

 

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 proposed development remains a single-family residential use consistent with the surrounding zoning classification. The request 
does not introduce a new use and remains consistent with surrounding single-family residential development. The site plan indicates that 
the house will remain well separated from side and rear property lines despite the requested front reduction. The photographs submitted 
with the case file also reflect a heavily wooded site and a streetscape where the subject property is visually buffered. The site’s 
environmental features, including the stream corridor and associated buffers, provide natural separation between the subject property 
and adjacent properties. In addition, the applicant asserts that the proposed siting avoids additional encroachment into the floodplain 
area, which supports the conclusion that the relief may be granted without material harm to the public welfare, subject to compliance with 
all other applicable development requirements. 
  



   
 

   
 

4. The literal interpretation and strict application of the applicable provisions or requirements of this chapter would cause 
undue and unnecessary hardship:   
 
 
Strict application of the required 30-foot front yard setback would create practical difficulty because the rear and interior portions of the 
lot are constrained by environmental features that reduce the feasible building envelope. Shifting the house toward the front is 
necessary to place the new residence outside the sensitive area associated with the creek and floodplain. Denial of the variance would 
materially limit the ability to site a replacement residence outside the environmentally constrained areas. 
 
 
5. The requested variance would be consistent with the spirit and purpose of this Chapter and the DeKalb County 
Comprehensive Plan Text:   
 
 
The requested relief is consistent with the spirit and purpose of the zoning ordinance because it allows continued single-family 
residential use of an existing lot while respecting the site's environmental constraints. The future land use is Suburban, and the 
proposal maintains that general residential character rather than introducing a more intensive use. In this case, the variance supports 
reasonable infill development of the property while respecting environmental constraints, which is generally consistent with both the 
intent of setback regulations and the broader goals of the Comprehensive Plan. 
 
 
FINAL STAFF ANALYSIS:  
 
 
The subject property is affected by unusual physical site constraints, including a creek, floodplain, and related buffer areas that 
substantially narrow the feasible building area. The applicant seeks setback relief to facilitate construction of a new single-family 
residence, and the submitted plans indicate that the requested variance is limited to the front yard setback, from 30 feet to 15 feet, 
while the side and rear setbacks remain substantially greater than the minimum required. The subject property is affected by significant 
environmental constraints, including a creek, floodplain, and required buffer areas, which substantially reduce the buildable area of the 
lot. The requested variance allows the proposed residence to be shifted toward the front of the property to avoid encroachment into 
these constrained areas. Staff finds that the application presents sufficient grounds for approval of the requested variance relief, 
subject to conditions ensuring consistency with the submitted plans and all other applicable approvals. The requested relief is limited to 
a single setback variance and does not establish a precedent for similar reductions on unconstrained residential lots. 
 
 
Staff Recommendation: Approval with conditions 
 
Conditions: 
 

1. 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. 

2. Any permit drawings submitted for review shall be substantially consistent with the site layout and improvements presented 
with this application, including the proposed single-family residence and the reduced front yard setback reflected on the 
submitted site plan. 

3. Approval of this variance does not waive compliance with any other applicable county requirements, including any necessary 
floodplain, buffer, stormwater, tree, or Land Development Division approvals. 

4. The residence shall be sited and constructed to avoid encroachment into any required stream buffer, floodplain, or 
environmental protection area, except as may be separately authorized by applicable county or state regulations. 



(404) 371-2155 (o)       Government Services Center 
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DEPARTMENT OF PLANNING & SUSTAINABILITY 

Chief of Executive Officer   Director 
Lorraine Cochran-Johnson    Juliana A. Njoku 

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

Applicant and/or 
Authorized Representative: _________________________________________________________________________ 

Mailing Address: _________________________________________________________________________________ 

City/State/Zip Code: _____________________________________________________________________________  

Email: _________________________________________________________________________________________ 

Telephone Home: ___________________________________     Business: __________________________________ 

OWNER OF RECORD OF SUBJECT PROPERTY 

Owner:  

Address (Mailing): 

Email:  Telephone Home: Business: 

ADDRESS/LOCATION OF SUBJECT PROPERTY 

Address: City: State: Zip: __________ 

District(s):  Land Lot(s): Block:  Parcel: 

Zoning Classification: Commission District & Super District: 

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. 

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

Email plansustain@dekalbcountyga.gov with any questions.

http://www.dekalbcountyga.gov/
http://www.dekalbcountyga.gov/planning
mailto:plansustain@dekalbcountyga.gov


 DEPARTMENT OF PLANNING & SUSTAINABILITY  

 

 

 
 
 

ZONING BOARD OF APPEALS APPLICATION 
 
 

AUTHORIZATION OF THE PROPERTY OWNER 
 
 

I 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. 
 
 
I hereby certify that I am the owner of the property subject to the application. 
 
 
 
DATE: ____________________  _______________________________________________ 
     Signature: 
 
 
DATE: ____________________ Applicant  _______________________________________________ 
     Signature: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Owner
CHRISTOPHER AARON SWOPE OWNER

BILL AGUILAR, P.E.

Lorraine Canada
Snapshot



 DEPARTMENT OF PLANNING & SUSTAINABILITY  

 

 

 
 
 
 

ZONING BOARD OF APPEALS APPLICATION 
 
 

AUTHORIZATION TO REPRESENT THE PROPERTY OWNER 
 
 

I 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. 
 
 
I hereby certify that I am the owner of the property and that I authorize the applicant/agent to apply for a 
hearing to the ZoningBoard of Appeals for the requests as shown in this application. 
 
 
DATE: ____________________ Applicant/Agent __________________________________________ 

Signature: 
 
 
TO WHOM IT MAY CONCERN: 
 
(I)/ (WE): _____________________________________________________________________________ 
(Name of Owners) 
 
 
being (owner/owners) of the property described below or attached hereby delegate authority to the above 
signed agent/applicant.  
 
 
 
 
________________________________________  ______________________________________ 
Notary Public       Owner Signature 
 
 
________________________________________  ______________________________________ 
Notary Public       Owner Signature 
 
 
________________________________________  ______________________________________ 
Notary Public       Owner Signature 
 
 
 
 
 
 
 
 
 
 

LORRAINE WYNN
NOTARY PUBLIC
FULTON COUNTY

STATE OF GEORGIA
Commission # W-00531960

My Comm. Expires 10/30/2029

BILL AGUILAR, P.E.

CHRISTOPHER AARON SWOPE

Lorraine Canada
Snapshot



 

 

 

70 Mansell Ct., Suite 200, Roswell, GA 30076 | 678.395.4920 | axiscompanies.com 

 

Lorraine Canada
Text Box
March 16, 2026


DeKalb County Board of Zoning Appeals
1300 Commerce Drive
Decatur, GA 30030

RE: Variance Application for 2780 Delcourt Drive, Decatur, GA

To the Members of the Board of Zoning Appeals,

Please accept this letter of intent as I am the civil engineer and authorized representative for the property owner of 2780 Delcourt Drive. We are respectfully requesting a variance from Section 27-2.2.1 to reduce the required front yard setback from 30 feet to 15 feet. This adjustment is necessary to allow for the demolition of the existing structure and the construction of a new single-family residence.

The request is supported by the following hardship criteria:

Site Conditions: The lot is significantly constrained by an existing creek and associated  floodplain. The existing driveway is grandfathered into this area, leaving a very limited buildable footprint. Shifting the house toward the front is the only way to build outside the sensitive environmental zone.

Functionality and Compatibility: The proposed 3,120 sq. ft. home is designed to meet modern housing trends and functional needs. This size is consistent with neighborhood compatibility and current planning standards for new construction in the area.

Public Welfare: The variance will not negatively impact the community. The street features diverse lot sizes, and the property sits across from a public school, meaning the reduced setback won't infringe on residential privacy. Furthermore, the placement of the new house ensures the floodplain remains protected, preventing any additional flooding risks.

Ordinance Hardship: Strict adherence to current ordinances prevents any meaningful improvement to the property. Given the topography and floodplain, any feasible redevelopment of this site would require a variance.

Intent of Setbacks: While setbacks typically ensure buffers between structures, the immediate neighbors are situated at a significant distance. The 15-foot setback will not create crowding. Additionally, this project supports suburban land use goals by encouraging infill development to help alleviate the local housing crisis.

Thank you for your time and consideration of this application. We look forward to discussing this project with you further.

Sincerely,



Bill Aguilar, PE
Director of Civil Engineering
 
 
 
70 Mansell Ct. | Suite 200 | Roswell, GA 30076
(C) 470-328-3870
billaguilar@axiscompanies.com
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