
 

 

DeKalb County Zoning Board of Appeals 
 

 

 

 

Department of Planning & Sustainability  
178 Sams Street, 

Decatur, GA 30030 
 

 

     
  

Wednesday September 10, 2025 
 

  

Lorraine Cochran-Johnson 
 

 
 

   

 Julian Njoku 
  

Planning Department Staff Analysis 
 

   

Chief Executive Officer 
 

    

Interim Director 
 

   
 

N1. Case No: A-25-1247717    Parcel ID(s): 18 193 06 015 

  
Commission District 02 Super District 07 
 
Applicant:   Frederick Andrien 

2478 Greenglade Road 
Atlanta, GA 30345 
 

Owner:    Frederick Andrien 
2478 Greenglade Road 
Atlanta, GA 30345 

 
Project Name:   2478 Greenglade Road – Second-Story Addition 
  

Location:   2478 Greenglade Road, Atlanta, GA 30345 

 

Requests:  Variance request from Section 27-2.2.1 of the DeKalb County Zoning Ordinance to: 

 Reduce the required rear yard accessory structure setback from 15 feet to 4 feet, and 
 Increase the maximum lot coverage from 35 percent to 39 percent 

to facilitate construction of a second-story addition to an existing detached garage in the R-100 (Residential Medium 
Lot-100) 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. Variance shall only apply to a second-story addition on the “unfinished garage” as indicated on the submitted survey. The 
footprint shall not be expanded and all other applicable dimensional requirements must be followed. 

  



   
 

   
 

STAFF FINDINGS:   

The applicant proposes a second-story addition above the existing detached garage footprint. No expansion of the footprint is 
proposed. A variance is required to allow the addition within the reduced setback and to permit the increase in lot coverage associated 
with the historical property conditions. 

Surrounding land uses are single-family residential, also zoned R-100. The property lies within the Suburban (SUB) Character Area. 
 
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 parcel is triangular in shape with irregular dimensions that differ substantially from the rectangular lots that characterize the 
surrounding subdivision. The lot measures approximately 0.58 acres with 275 feet of street frontage, but its narrowing depth at the rear 
produces a constrained buildable area. This condition is compounded by the placement of the detached garage, built in 1965, which 
was legally permitted under prior standards but does not conform to the current 40-foot rear yard requirement. The resulting condition 
is unusual within the R-100 district and was not created by the applicant. 
 
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 request is limited to constructing a second story above the existing garage footprint. No expansion of the footprint is proposed, and 
no other dimensional standards are sought to be varied. The proposed increase in lot coverage from 35 percent to 39 percent is 
minimal in scope and is a legally non-conforming condition. Because the garage is already situated within the required setback, any 
reinvestment in its structural capacity necessitates variance relief. 
 
While the reduction from 15  feet to 4 feet is numerically significant, it reflects the location of the existing legally non-conforming garage 
rather than a new encroachment and maintains sufficient distance from nearby structures for storage-only use.  
 
Submitted materials by the applicant only included a survey and not a site plan with the addition. Staff will be conditioning that the 
variance shall only apply to the proposed second story addition to the “unfinished garage” as indicated on the submitted survey. 
 
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 addition would be compatible with the scale and character of the existing residence. Adding a second story above an 
existing garage does not intensify land use activity, create traffic, or otherwise alter the residential function of the site. The garage is 
buffered from adjacent properties by mature vegetation, which will mitigate potential privacy or visual impacts. Neighboring residences 
are located at sufficient distance to avoid adverse effects on light, air, or views.  
 
4. The literal interpretation and strict application of the applicable provisions or requirements of this chapter would cause 
undue and unnecessary hardship:   
 
If the rear yard setback requirement were applied strictly, the existing garage structure would remain non-conforming and could not be 
modified. This would prevent the applicant from reinvesting in or upgrading the garage, effectively rendering the structure limited to its 
current form. Such restriction would impose a hardship by depriving the applicant of a reasonable use and modernization opportunity 
available to similarly situated homeowners on conforming lots. 
 



   
 

   
 

5. The requested variance would be consistent with the spirit and purpose of this Chapter and the DeKalb County 
Comprehensive Plan Text:   
 
The Comprehensive Plan designates the site within the Suburban (SUB) Character Area, which emphasizes preservation of 
established neighborhoods, reinvestment in aging housing stock, and maintenance of residential quality. The proposed second-story 
addition represents a modest reinvestment consistent with those policies. Staff finds that the variance request is consistent with the 
purpose of the zoning ordinance and with adopted land use policy. 
 
The intent of setback and lot coverage standards is to maintain adequate separation between structures, preserve neighborhood 
character, and avoid overbuilding of lots. In this case, those objectives remain intact: the garage footprint will not be expanded, buffers 
will remain, and the overall scale of development is consistent with single-family residential character. The request aligns with the spirit 
of the ordinance by accommodating the unique shape and non-conforming condition of the lot without undermining zoning principles. 
 
FINAL STAFF ANALYSIS:   
  
Staff finds that the subject property exhibits extraordinary conditions due to its triangular lot shape and legally non-conforming 
structures standards. The requested variances are the minimum necessary to permit reinvestment in the existing garage without 
expansion of its footprint, and the proposed second-story addition would not create adverse impacts on neighboring properties or the 
surrounding district. Strict enforcement of current setback and lot coverage requirements would impose undue hardship by preventing 
meaningful upgrades to the non-conforming structure, while approval would remain consistent with the intent of the zoning ordinance 
and the Suburban Character Area policies of the Comprehensive Plan. Accordingly, staff recommends approval with conditions. 
 
Staff Recommendation: Approval with conditions 
 
Conditions:  

1. The following information shall be noted on any site plan prepared for the subject property: case number, approval date, type 
of variance, and conditions of approval. 

2. The variance shall apply only to the proposed second-story addition above the existing detached garage, as indicated on the 
survey submitted. The garage footprint shall not be expanded, and all other applicable dimensional requirements of the R-100 
district shall be met. 
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