
 

P&Z STAFF REPORT 
Board of Appeals Meeting, June 2, 2021 

 

Case: V21-0010 – 300 Drummen Court 

Staff Contact: Alexandra Horst (ahorst@sandyspringsga.gov) 

Report Date: May 25, 2021 

 

REQUEST 

Request for a Variance from Sec. 2.3.2. and Sec. 6.1.2.B. to allow construction of a roof over a portion 

of the existing deck that currently encroaches into the rear building setback. 

 

APPLICANT 

Property Owners: 

Katherine Thornberry & Paul 

Stephen McNulty II 

Petitioner: 

Katherine & Paul McNulty 

Representative: 

N/A 

   

RECOMMENDATION 

Department of Community Development 

Staff recommends Approval with Conditions of Variance V21-0010.   

 

MATERIALS SUBMITTED AND REVIEWED 

Materials: 

1. Application, received April 24 and May 11, 2021 

 

Plans: 

1.   “Survey,” prepared by DeKalb Surveys, Inc., received May 11, 2021 

2. Site Plan prepared by Petitioner based on “Survey,” prepared by DeKalb Surveys, Inc., 

received May 11, 2021 
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PROPERTY INFORMATION 

Location: 300 Drummen Court (Parcel # 17 007400030218) 

Council District: 4 – Jody Reichel  

Road frontage: Approximately 55.90’ of frontage on Drummen Court 

Acreage: Approximately 0.51 acre 

Current Zoning: 

Existing Land Use: 
RD-18 (Residential Detached, 18,000 square foot minimum lot size) 

Single unit detached residence 

Previous Zoning Case: Rezoning 1963Z-0044 was approved with conditions 

Character Area: Protected Neighborhood Character Area 

 

SITE PLAN (received May 11, 2021) (full size Site Plan in Package) 
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PROPOSED DEVELOPMENT 

The 0.51-acre trapezoidal-shaped subject property is developed with a single unit detached residence, 

including a porch and deck and other features and improvements.  According to the Applicant, the 

existing deck is 920 square feet.  Part of the deck currently encroaches into the 35’ minimum rear lot line 

building setback; it gets as close as 25’ from the rear lot line. 
 

An unenclosed deck is permitted to encroach into the rear setback, provided that it is at least five feet (5’) 

from the vertical plane of any common side lot line and ten feet (10’) from the rear lot line.  Additionally, 

building eaves and roof overhangs may encroach up to three feet (3’) into a required setback, if such 

extension is at least three feet (3’) from the vertical plane of any lot line.  However, beyond that, no 

further roof encroachment into the rear setback is allowed.   

 

The Applicant proposes to install a roof over a portion of the existing deck and screen it but not disturb 

any land.  According to the Applicant, the proposed roof would be 12’ in height and encroach 

approximately 13’ into the rear building setback, getting as close as 22’ from the rear lot line.  The 

proposed roof is a total of 506 square feet, most of which would be in the buildable area or otherwise 

allowed due to the permitted setback encroachment for roof overhangs.  In fact, only a relatively small 

amount of the proposed roof would, in fact, not be in compliance with the Development Code.   

 

The subject property is adjacent on the east to a triangular, undeveloped portion of the 6800 Glenridge 

Drive Glenridge Park Condominums property.  The area of relevance on the subject property adjoins trees 

to the east of it on the site of the adjacent Glenridge Park Condominiums.  Glenridge Drive itself is 

beyond, further to the east.  This area of the subject property is obscured from Glenridge Drive by the 

triangular portion of 6800 Glenridge Drive. 

 

The following images show the existing conditions of 300 Drummen Court from Drummen Court and the 

triangular portion of 6800 Glenridge Drive to the east of the subject property. 
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View east from Drummen Court 

 

 
View west from Glenridge Drive 

 

(All photographs by Alexandra Horst, May 15, 2021) 
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EXISTING ZONING AND LAND USES OF PROPERTY IN THE VICINITY  

Location 

relative to 

subject 

property 

Zoning / Land use Address(es) 

Land area 

(acres) 

(approximate) 

North 
RD-18 / Single Unit Detached 

Residence 
305 Drummen Court 0.54 

East / 

Southeast / 

South 

RM-3 / Multi-Unit Residences 6800 Glenridge Drive 8.74 

Southwest / 

West 

RD-18 / Single Unit Detached 

Residence 
290 Drummen Court NE 0.53 

West / 

Northwest 
-- Drummen Court -- 

PROPOSED DEVELOPMENT 

-- 
RD-18 / Single Unit Detached 

Residence 
300 Drummen Court 0.51 
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AERIAL IMAGE 
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ZONING MAP 
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CHARACTER AREA MAP  
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VARIANCE CONSIDERATIONS 

Per Sec. 11.6.2.G. of the Development Code, the following list of approval criteria for a Variance 

provides guidance for making decisions on approval: 

1. Variances will only be granted upon showing that: 

a. The application of this Development Code would create an unnecessary hardship, and not 

merely an inconvenience to the applicant; or 

 

Finding:  The application of the Development Code would not create an unnecessary hardship.  

b. There are extraordinary and exceptional conditions due to the size, shape, or topography, 

which are specific to the subject property and not generally found in similar properties; 

 

Finding:  The subject property is 0.51 acre (22,215.60 square feet) in size, similar to others in the area.  

Most parcels in the Spalding Woods Neighborhood are zoned RD-18.  There is not much topography; 

the grade on site changes approximately 8’.  However, the shape of the subject property is trapezoidal, 

and the distance between the primary street lot line and the rear lot line is as little as approximately 

134’, less depth than on many properties in the nearby area.  The subject property is adjacent on the 

east to a triangular, undeveloped portion of the 6800 Glenridge Drive Glenridge Park Condominums 

property, beyond which is Glenridge Drive itself.   

2. Further, the application must demonstrate that: 

a. Such conditions are not the result of action or inaction of the current property owner; and 

 

Finding:  The size, shape, and topography of the subject property are not the result of action or inaction 

of the current property owners.  According to the Fulton County Tax Assessors, the residence was built 

in 1980, long before the property’s purchase in 2019 by the current property owners.  Per the 

Applicant, the existing 920 square foot deck on site, which currently gets as close as 25’ from the rear 

lot line, was built in 2016 by the previous owner.  A roof could be added above the portion of the 

existing deck that is in the buildable area and allowed due to the permitted setback encroachment for 

roof overhangs, though it might look unusual for only some of the southern deck to be roofed. 

b. The Variance request would provide the minimum relief necessary to make possible the 

reasonable use of the property; and 

 

Finding:  The subject property is currently developed with a single unit detached residence, including a 

porch and deck and other features and improvements.  Part of the deck currently encroaches into the 

35’ minimum rear lot line building setback.  The Applicant proposes to install a roof over a portion of 

the existing deck and screen it, but not disturb any land.  The proposed roof is a total of 506 square 

feet, most of which would be in the buildable area or otherwise allowed due to the permitted setback 

encroachment for roof overhangs, so only a minimal amount of the proposed roof would not be in 

compliance with the Development Code.   
c. The Variance request would result in development that is consistent with the general intent 

of this Development Code, with the Comprehensive Plan policies, and would not be 

detrimental to the public good, safety and welfare. 

 

Finding:  The Development Code requires that covered decks be located in the buildable area; they 

may also extend into the permitted setback encroachment for roof overhangs.  The request to cover and 

screen a portion of the existing deck does not comply with Code.  A major feature of The Next Ten is to 

protect and preserve the City’s neighborhoods, and a way in which that is codified is through building 

setback and other regulations governing the location of structures.  The request would not, however, be 
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detrimental to the public good, safety, and welfare, and the proposed roof would be located over a 

portion of existing deck, requiring no land disturbance.  Most of the proposed roof would be in the 

buildable area or otherwise allowed due to the permitted setback encroachment for roof overhangs.  

The subject property is adjacent on the east to a triangular, undeveloped portion of the 6800 Glenridge 

Drive Glenridge Park Condominums property, beyond which is Glenridge Drive itself.  The area of 

relevance on the subject property is obscured from Glenridge Drive by the triangular portion of 6800 

Glenridge Drive.  Furthermore, the adjacent neighbors on Drummen Court support the Applicant’s 

request. 

 

COMMENTS FROM OTHER PARTIES  

Sandy Springs Public Works: 

No comment provided. 

 

Sandy Springs City Engineer:   

No comment provided. 

 

Sandy Springs Chief Environmental Compliance Officer: 

No comment provided. 

 

Sandy Springs Arborist:   

No comment provided. 

 

Sandy Springs Sustainability Manager: 

No comment provided. 

 

Sandy Springs Building Official:   

No comment provided. 

 

Sandy Springs Fire Marshal:  

No comment provided. 

 

Correspondence Received: 

No public comment was submitted in writing. 

 

DEPARTMENT OF COMMUNITY DEVELOPMENT RECOMMENDATION 

Following review, and based on the findings, Staff recommends Approval with Conditions of 

Variance V21-0010, request for a Variance from Sec. 2.3.2. and Sec. 6.1.2.B. to allow construction of 

a roof over a portion of the existing deck that currently encroaches into the rear building setback, 

subject to the following conditions: 

 

1. That the roof encroachment be substantially similar to that shown on the Site Plan prepared by 

the Petitioner based on “Survey,” prepared by DeKalb Surveys, Inc., received May 11, 2021. 

2. That the roof encroachment into the rear lot line building setback be limited to no more than 

13’. 

 



VARIANCE APPLICATION

(Excludes Stream Buffer Variances) 

Application Checklist: 

Page No. Item Completed/ 

Included in Submittal 

1 Project Information Sheet X 

2-3 Detailed Process and Instructions N/A 

4-5 Authorization Forms X 

6 Letter of Intent X 

6-7 Variance Analysis X
7 Chattahoochee River Corridor Certificate ☐ or N/A X

7-8 8½” x 11” copy of Survey ☐ 

7-8 8½” x 11” copy of Site Plan ☐
7-8 11” x 17” copy of Survey X
7-8 11” x 17” copy of Site Plan X
7-8 Two (2) full-scale copies of Survey ☐ 

7-8 Two (2) full-scale copies of Site Plan ☐
7 8½” x 11” copy of Legal Description (must be in Word format) X 

11” x 17” copy of Elevations and/or Sections ☐ or N/A X
9 Meeting Schedule N/A 

9 Fee Schedule N/A 

10 Sign Specifications N/A 

9 Fee Payment 

All documents in electronic form (jump drive) ☐ 

The Director reserves the right to request additional information deemed necessary to analyze the request. 

Incomplete applications will not be accepted. 

Planner’s initials: 

N/A

N/A

N/A

X

Alexandra.Horst
Received 5/11/2021 Planning & Zoning
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Case No.:  
Planner’s initials: 

1/15/2020 Variance Application p.1

PROJECT INFORMATION SHEET 

P
R

O
P

E
R

T
Y

 Address(es): 

Parcel Tax ID: 

Land Lot(s): Land District(s): 

Total acreage: Council district: 

Current zoning: Current use: 

Character Area: 

A
P

P
L

IC
A

T
IO

N
 

Detailed request (include Ordinance/Code Section No.): 

 

Petitioner: 

Petitioner’s address: 

Phone: Email:

O
W

N
E

R
 

Property owner: 

Owner’s address: 

Phone: Email: 

Signature (authorizing initiation of the process): 

If the property is under contract, provide a copy of the contract 

- TO BE FILLED OUT BY P&Z STAFF -

Pre-application meeting date: Anticipated application date: 

Anticipated BOA date: 

ADDITIONAL INFORMATION NEEDED: 

300 Drummen Court NE, Sandy Springs, GA 30328
17-0074-0003-021

0.51
21 17

4
residentialRD-18

Protected Neighborhood

Katherine & Paul McNulty
30328

Katherine & Paul McNulty
30328

We (the homeowners) request to add a roof to cover a portion of the existing deck, which 
encroaches into the rear setback. The deck is currently 25' from property line at its closest point. 
We are requesting to construct a roof that would encroach to no more than 22' from the property 
line, requiring a variance of section 2.3.2 and 6.1.2.B of the Sandy Springs Development Code.

Alexandra.Horst
Received 5/11/2021 Planning & Zoning
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LETTER OF INTENT 

February 3, 2021 

Re: City of Sandy Springs - Variance Application 
300 Drummen Court, Sandy Springs, GA 30328 

To the City of Sandy Springs: 

REQUESTED VARIANCE 
Request for a Variance from Sec. 2.3.2. and Sec. 6.1.2.B. to allow construction of a roof over a 
portion of the existing deck that currently encroaches into the rear building setback. The existing 
uncovered deck is 25’ from the rear property line at its closest point. To allow enough room for 
the eave to overhang, we are requesting a variance to permit the roof structure to encroach up 
to 22’ from the rear property line. 

THE FACTS 
We purchased our home at  in November of 2019. According to a survey 
conducted October 27, 2015, our property (parcel No. ) is 0.43 acres and our 
home is 2,535 SF. The footprint of our existing deck is 920 SF. The area of the deck to be 
covered by the proposed roof structure is 506 SF. The maximum height of the proposed roof is 
12’ from the floor of the existing deck, below the 2nd story windows of our home. 

ALTERNATIVE DESIGNS EXPLORED 
We have explored the possibility of setting up a temporary tent shade structure or installing a 
retractable awning, but we do not believe these solutions would be in keeping with the aesthetic 
character of the neighborhood, nor would they provide adequate protection from the elements, 
nor would they enhance the value of our home. A covered roof structure over our deck would be 
more in line with typical homes in our neighborhood.  

We respectfully ask for your approval to this request. 

Thank you! 

Katy McNulty 
Owner,  

Alexandra.Horst
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VARIANCE ANALYSIS 

February 3, 2021 

Re: City of Sandy Springs - Variance Application 
300 Drummen Court, Sandy Springs, GA 30328 

Explain in detail, on a separate sheet, and for each Variance requested how: 
a. The application of the Development Code would create an unnecessary hardship, and 

not merely an inconvenience to the petitioner; or 

WHY WE ARE MAKING THIS REQUEST 
Throughout the COVID-19 pandemic, like most people, we have found ourselves spending more 
time outside. Outdoor space has provided a relatively safe way to visit with friends and family 
and remain socially distanced. Unfortunately, since our deck is uncovered, our use is contingent 
upon weather. The addition of a roof structure covering part of the deck would provide protection 
from rain as well as shade in the warmer months. A portion of the deck would be screened, also 
providing protection from insects. We believe this adding a roof structure to our existing deck 
would elevate the value of our home and is in keeping with the comparable homes in our 
neighborhood, many of which have covered porches and decks. 

b. There are extraordinary and exceptional conditions due to the size, shape, or topography, 
which are specific to the subject property and not generally found in similar properties; 

EXCEPTIONAL CONDITIONS TO THE SIZE AND SHAPE OF THE PROPERTY GENERALLY 
NOT FOUND IN SIMILAR PROPERTIES 
The lot of 300 Drummen Court is significantly shallower than typical lots in the Spalding Woods 
neighborhood. Most neighbors typically enjoy a rear lot depth of 70’-80’ or more behind their 
homes, providing plenty of depth to add covered decks and patios that are well within the 
setback requirements. According to our survey, at the shallowest point, our rear lot depth is 
approximately 36.8’, leaving no room for any additional covered structure. 

Further, the application shall demonstrate that: 
c. Such conditions are not the result of action or inaction of the current property owner; and 

We purchased  in November 2019. The existing deck was constructed in 2016 by 
the previous owner. 

d. The variance request would provide the minimum relief necessary to make possible the 
reasonable use of the property; and 

We are requesting to cover a portion of the existing footprint of our deck with a roof structure. 
We are not requesting to increase the footprint or expand the deck any further into the setback. 
We believe this is a minimal disruption to the existing condition of the property. 

e. The variance request would result in development that is consistent with the general 
intent of the Development Code, with the Comprehensive Plan policies, and would not be 
detrimental to the public good, safety and welfare. 

Alexandra.Horst
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WHY WE BELIEVE OUR REQUEST IS CONSISTENT WITH THE INTENT OF THE 
DEVELOPMENT CODE 
We are residents of the Spalding Woods Neighborhood, known for spacious and beautifully treed 
lots. Our home is located on a cul-de-sac lot that backs up to Glenridge Drive. We do not have a 
house located directly behind us that would be visually impacted by the addition of a roof 
structure. Instead, our property backs up to an undevelopable wedge shaped strip of land 
belonging to the neighboring Glenridge Park Condominium Community, providing a range of 15’ 
to 90’ of undeveloped wooded buffer between our property line and Glenridge Drive. The view to 
our home from Glenwood Drive is almost entirely obscured by this wooded property. At the point 
where our covered porch would come closest to the rear property line (23’), this strip of land 
provides an additional 40’ of wooded buffer between our property and Glenridge Drive.  
 
We believe our request would advance the functional and aesthetic nature of our home, as well 
as increase the home value with an outdoor amenity similar to other homes in our neighborhood. 
 
Additionally, the neighbors on either side of our house ( and  

) both have covered screened or open porches. Additionally, both neighbors would not have 
a direct view of our proposed covered deck and are both supportive of this variance request. 
 
HOW WE MEET THE GENERAL PURPOSE & INTENT OF THE DEVELOPMENT CODE 
Specifically, we believe the variance encompasses the purpose and intent of the Development 
Code (Sec. 1.1.5) that includes: 
 
Ensuring conservation of land and natural resources; 
No land disturbance is required for this variance. 
 
Promoting the preservation and enhancement of tree canopy in residential areas; 
Our tree canopy is not affected by this variance. In fact, the existing tree canopy behind our 
property buffers and screens the rear view of our house from Glenridge Drive, therefore not 
impacting the aesthetic experience from Glenridge Drive. 
 
Guiding reinvestment in established neighborhoods that preserves and reinforces their unique 
characteristics; 
The addition of a covered roof to a portion of our deck is in keeping with similar homes in our 
neighborhood and will improve the aesthetic and functional quality our home. 
 
Providing standards for compatible transitions of use, building scale, and height between existing 
and new development; 
The height of the proposed roof structure is 12’ from the existing floor of the deck, well below the 
2nd story windows and the existing roof line. The proposed roof structure is in proportion and 
scale with the scale of the home and surrounding area. 
 
Promoting quality landscape and building design that advance the function and beauty of Sandy 
Springs; 
The addition of a covered roof to a portion of our deck will improve the building design and 
advance the function and beauty of our Sandy Springs home. 
 

Alexandra.Horst
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Promoting conservation of land, energy, and natural resources; 
The variance will not increase the footprint of our existing deck. Therefore, our surrounding 
greenspace, tree canopy, and natural resources will not be impacted. 
 

Alexandra.Horst
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Undeveloped 
Tree Buffer

Glenridge Park 
Condominium 
Community

300 Drummen

305 Drummen

290 Drummen
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1/15/2020 Variance Application p.9 

MEETING SCHEDULE 

Pre-App 

Meeting 

Deadline                  

Filing Deadline 

(21 Days Prior to BOA 

Meeting) 

Sign Posting 

Deadline 

(15 days prior to 

BOA Meeting) 

Board of Appeals Meeting 

 

11/19/2019 12/03/2019 12/27/2019 01/14/2020 

12/24/2019 01/07/2020 01/27/2020 02/11/2020 

01/21/2020 02/04/2020 02/18/2020 03/04/2020* (Purim) 

02/18/2020 03/03/2020 03/17/2020 04/01/2020* (Passover) 

03/24/2020 04/07/2020 04/27/2020 05/12/2020 

04/21/2020 05/05/2020 05/25/2020 06/09/2020 

05/19/2020 06/02/2020 06/29/2020 07/14/2020 

06/23/2020 07/07/2020 07/27/2020 08/11/2020 

07/21/2020 08/04/2020 08/24/2020 09/08/2020 

08/18/2020 09/01/2020 09/28/2020 10/13/2020 

09/22/2020 10/06/2020 10/26/2020 11/10/2020 

10/20/2020 11/03/2020 11/23/2020 12/08/2020 

11/17/2020 12/01/2020 TBD TBD 

 

FEE SCHEDULE 

Type Adopted Fee 

Variance 

For property zoned:   

RE-, RD- 

PK, CON 
$300 + $100/each additional request 

RU-, RT-, RM-, RX- 

ON-, OX-, CX-, SX-, TX-, CS-, IX-, 

CC-, PR-, PX-, PM- 

$600 + $100/each additional request 

Sign Variance $500 + $100/each additional request 

Revisions to a filed 

application 
Variance, Sign Variance $250  

Public Notice 
Public Notice (newspaper) Actual cost 

Readvertisement (newspaper) Actual cost 

Public notice sign for 

Variance, Sign 

Variance 

Applicant handles 

Notes: 

 Debit and credit card transactions are subject to a 5% surcharge  

 All fees are based on each request 

Alexandra.Horst
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1/15/2020 Variance Application p.10 

SIGN SPECIFICATIONS 

For Board of Appeals: 

 At least one (1) sign on each public or private street frontage at a point visible from the nearest 

public or private street, installed parallel to the roadway; in the case of multiple lots, sufficient 

signs must be posted to provide reasonable notice to interested persons 

 Printed on durable material; 8’ wide x 4’ tall in dimension 

 Sign must be removed within 48 hours of final action on the petition  

 Provide the following information: 

 

Alexandra.Horst
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From: Liza Nordmark <liza@alsaga.org> 
Date: February 11, 2021 at 9:56:05 PM EST 
To:
Subject: Letter 

  

Dear City of Sandy Springs, 

My husband and I are the owners of .  We understand my neighbors at 300 
Drummen Court are requesting a variance for Section 2.3.2 of the Sandy Springs Development Code to 
put a roof structure over part of their existing deck, which will encroach into the rear setback.  We are 
supportive of this variance request and believe this change is an enhancement in keeping with the 
typical homes in our neighborhood. 

Please feel free to reach out to us with any further concerns.  
  
Warm Regards,  
  
--- Liza 
  
Liza Nordmark | Liza@alsaga.org  
Director of Development  
The ALS Association Georgia Chapter | www.ALSAGA.org  
Cell: 
Phone: 404.636.9909 | 1-888-636-9940 
5881 Glenridge Drive | Suite 200 | Atlanta, GA 30328 
  
 

mailto:liza@alsaga.org
https://www.google.com/maps/search/300+Drummen+Court?entry=gmail&source=g
https://www.google.com/maps/search/300+Drummen+Court?entry=gmail&source=g
mailto:Liza@alsaga.org
http://www.alsaga.org/
Alexandra.Horst
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TeresaWilliams

go3z8

February 28, zozt

To The City of Sandy Springs Georgia,

I am the owner of . I understand my neighbors at 3oo Drummen
Court are requesting a variance for Section 2.3.2 of the Sandy Springs Development
Code to put a roof structure over part of their existing deck, which will encroach into the
rear setback. I am supportive of this variance request andbelieve this change is an
enhancement in keeping with the typical homes in our neighborhood.

Sincerely,

(Terri) Williams

Alexandra.Horst
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P&Z STAFF REPORT 
Board of Appeals Meeting, June 2, 2021 

 

Case: V21-0048 & V21-0049 – 1175 Windsor Parkway 

Staff Contact: Alexandra Horst (ahorst@sandyspringsga.gov) 

Report Date: May 25, 2021 

 

REQUEST 

Request for Variances from Sec. 2.3.2. and Sec. 6.1.2.B. to allow construction of a single unit detached 

residence to encroach into the primary street building setback (V21-0048) and from Sec. 9.2.4.A. to 

allow land disturbance and impervious cover encroachment into the undisturbed natural vegetative 

buffer and additional impervious surface setback (V21-0049). 

 

APPLICANT 

Property Owner: 

Reliance Development Company 

LLC (contact:  Talal Mourad) 

Petitioner: 

Reliance Development Company, 

LLC (contact:  Talal Mourad) 

Representatives: 

William Gwynn III and  

Nathan V. Hendricks III 

   

RECOMMENDATION 

Department of Community Development 

Staff recommends Approval with Conditions of Variances V21-0048 & V21-0049.   

 

MATERIALS SUBMITTED AND REVIEWED 

Materials: 

1. Application, received April 27 and May 11, 2021 

2. Rendering, received May 11, 2021 

 

Plans: 

1. “Survey Plat for:  1175 Windsor Parkway – Atlanta Georgia 30319,” prepared by Georgia 

Land Surveying Co., signed and sealed by Josh L. Lewis, IV, RLS, dated May 14, 2018, 

received May 11, 2021 

2. “Existing Setback Encroachments,” prepared by Petitioner based on “Survey Plat for:  1175 

Windsor Parkway – Atlanta Georgia 30319,” prepared by Georgia Land Surveying Co., signed 

and sealed by Josh L. Lewis, IV, RLS, dated May 14, 2018, received May 11, 2021 

3. “Site Plan,” prepared by Blue Landworks Consulting Engineers & Surveyors, signed and 

sealed by Stuart A. McClimans, P.E., last revised March 17, 2021, received May 11, 2021  
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4. “Site Plan:  Proposed Setback Encroachments,” prepared by Blue Landworks Consulting 

Engineers & Surveyors, signed and sealed by Stuart A. McClimans, P.E., last revised March 

17, 2021, received May 11, 2021  

5. “Erosion, Sedimentation and Pollution Control Plan,” prepared by Blue Landworks 

Consulting Engineers & Surveyors, signed and sealed by Stuart A. McClimans, P.E., last 

revised March 17, 2021, received May 11, 2021 

6. “Landscape and Stream Restoration Plan,” prepared by Blue Landworks Consulting Engineers 

& Surveyors, signed and sealed by Grant H. Crowe, R.L.A., last revised March 17, 2021, 

received May 11, 2021 

7. “400 Foot Overall Topographic Exhibit,” prepared by Blue Landworks Consulting Engineers 

& Surveyors, last revised December 14, 2020, received May 11, 2021 

 

PROPERTY INFORMATION 

Location: 1175 Windsor Parkway (Parcel # 17 001300040245) 

Council District: 5 – Tibby DeJulio  

Road frontage: Approximately 325.90’ of frontage on Windsor Parkway 

Acreage: Approximately 0.77 acre 

Current Zoning: 

Existing Land Use: 
RD-27 (Residential Detached, 27,000 square foot minimum lot size) 

Single unit detached residence 

Previous Zoning Case: Rezoning 1961Z-0035 was approved 

Character Area: Protected Neighborhood Character Area 
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EXISTING SETBACK ENCROACHMENTS (received May 11, 2021) (full size Existing Setback 

Encroachments in Package) 
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SITE PLAN (received May 11, 2021) (full size Site Plan in Package) 
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SITE PLAN:  PROPOSED SETBACK ENCROACHMENTS (received May 11, 2021) (full size 

Site Plan:  Proposed Setback Encroachments in Package) 
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LANDSCAPE AND STREAM RESTORATION PLAN (received May 11, 2021) (full size 

Landscape and Stream Restoration Plan in Package) 
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RENDERING (received May 11, 2021) (full size Rendering in Package) 

 

 

PROPOSED DEVELOPMENT 

The 0.77-acre triangular-shaped subject property is developed with a single unit detached residence, 

carport, decks, patio, detached garage, walls, and other features and improvements.  The residence and 

garage were built in 1968, according to the Fulton County Tax Assessors.  The structures on site visually 

appear to be in very poor shape, and the property is overgrown and looks abandoned.   

 

There have been Code Enforcement cases relevant to the subject property twice in the past two years 

alone.  As part of a 2020 Code case, it was stated that there were numerous violations.  The most recent 

Code case, opened in May of 2021, is a property maintenance case wherein the caller said the residence 

has not been lived in for years, doors are open, and vines are growing on the residence.   

 

According to the Applicant, the property was purchased in 2016 at auction by the current property owner.  

A tenant living on the property at the time damaged the residence, then was evicted in 2018.  Legal 

difficulty continued into 2020, and the residence is now unusable. 

 

The subject property contains state waters, state waters buffers, and area of minimal flood hazard Zone X.  

The existing house, carport, and detached garage on site encroach into the 60’ primary street building 

setback, and much of the existing development encroaches into the 50’ undisturbed natural vegetative 

buffer, both the State’s 25’ buffer and the City’s additional 25’ buffer, and the City’s additional 25’ 

impervious surface setback.  There are significant topographic challenges on site. 

 

The Applicant proposes to construct a new single unit detached residence, deck, covered porch, terrace, 

studio in the existing detached garage space, and other features and improvements on site.  One (1) of the 
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two (2) existing curb cuts would remain.  According to the Applicant, the proposed residence would 

encroach into the primary street setback, the undisturbed buffer (the City’s additional 25’ buffer only), 

and the additional impervious surface setback.  The proposed residence would encroach 45’ into the 

primary street setback, getting as close as 15’ from the primary street lot line.  The total encroachment 

into the primary street setback would be approximately 2,493 square feet.  The proposed development 

would, however, encroach less into each buffer and the additional impervious surface setback than the 

existing development does; the total encroachment into these areas would be 3,749 square feet, 547 

square feet and 13% less than the existing 4,296 square feet.  Lot coverage is proposed to be 16.5%, less 

than the existing lot coverage of 16.9% and significantly less than the maximum in RD-27 of 30%. 

 

As the state waters and buffers on site cover most of the subject property and the entirety of the buildable 

area, other alternatives for redevelopment of the subject property would also require Variances.   

 

The subject property is adjacent on the east to another residential parcel in the City of Sandy Springs.  A 

small portion of the property and the area to the south are in the City of Atlanta.  To the east is the City of 

Brookhaven in DeKalb County.  

 

The following images show the existing conditions of 1175 Windsor Parkway.   

 

 
View south from Windsor Parkway 
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View east along Windsor Parkway 

 

 
View southeast 
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East side of residence 

 

 
Carport and view northeast 
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View south 

 

 
Decks on south side of residence 
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View east toward garage 
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View west along Windsor Parkway 

 

 
  

(All photographs by Alexandra Horst, May 15, 2021) 
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EXISTING ZONING AND LAND USES OF PROPERTY IN THE VICINITY  

Location 

relative to 

subject 

property 

Zoning / Land use Address(es) 

Land area 

(acres) 

(approximate) 

North 
RT-3 / Single Unit Attached 

Residences 
1160 Windsor Parkway 3.82 

North -- Windsor Parkway -- 

East -- City of Brookhaven -- 

Southeast / 

South 
-- City of Atlanta -- 

South RD-27 / Undeveloped 
0 Angelo Court # Rear (Parcel # 

17 001300040088) 
0.01 

South / 

Southwest 
RD-27 / Undeveloped 

0 Angelo Court # Rear (Parcel # 

17 001300040104) 
0.05 

West 
RD-27 / Single Unit Detached 

Residence 
1155 Windsor Parkway 0.70 

PROPOSED DEVELOPMENT 

-- 
RD-18 / Single Unit Detached 

Residence 
300 Drummen Court 0.51 
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AERIAL IMAGE 

 

 
 
 
 
  

Brookhaven 

Atlanta 
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ZONING MAP 
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CHARACTER AREA MAP  
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V21-0048 VARIANCE CONSIDERATIONS 

Per Sec. 11.6.2.G. of the Development Code, the following list of approval criteria for a Variance 

provides guidance for making decisions on approval: 

1. Variances will only be granted upon showing that: 

a. The application of this Development Code would create an unnecessary hardship, and not 

merely an inconvenience to the applicant; or 

 

Finding:  The application of the Development Code would create an unnecessary hardship.  The shape 

of the subject property and the topography and hydrology on site make the property difficult to develop 

in compliance with the Development Code, and the entirety of the buildable area on site is covered by 

the state waters and buffers, making compliance with the Development Code impossible.   

b. There are extraordinary and exceptional conditions due to the size, shape, or topography, 

which are specific to the subject property and not generally found in similar properties; 

 

Finding:  The subject property is 0.77 acre (33,541.20 square feet) in size, similar to the other RD-27 

parcels to the west of the subject property.  However, the shape is triangular, and the distance between 

the primary street lot line and the rear lot line is as little as approximately 169’, which is less depth than 

on many RD-27 properties to the west.  There is significant topography; the grade falls approximately 

46’ from Windsor Parkway southwest to the stream and then goes up in the very rear of the property, as 

shown in the image below.  The topography is particularly focused on the subject property.  

Additionally, the state waters and buffers on site cover most of the subject property, as can also be seen 

in the image below, and the entirety of the buildable area.  Thus, there are extraordinary and 

exceptional conditions specific to the subject property. 
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2. Further, the application must demonstrate that: 

a. Such conditions are not the result of action or inaction of the current property owner; and 

 

Finding:  The size, shape, and topography of and the hydrology on the subject property are not the 

result of action or inaction of the current property owner.  The residence and garage on site were built 

in 1968, according to the Fulton County Tax Assessors.  The structures appear to be in very poor shape, 

and the property is overgrown and looks abandoned.  According to the Applicant, the property was 

purchased in 2016 at auction by the current property owner.  A tenant living on the property at the time 

damaged the residence, then was evicted in 2018.  Legal difficulty continued into 2020, and the 

residence is now unusable.  The existing house, carport, and detached garage encroach into the 60’ 

primary street building setback, and much of the existing development encroaches into the 50’ 

undisturbed natural vegetative buffer and the additional 25’ impervious surface setback.  

b. The Variance request would provide the minimum relief necessary to make possible the 

reasonable use of the property; and 

 

Finding:  The shape of the subject property and the topography and hydrology on site make the 

property difficult to develop in compliance with the Development Code, and the entirety of the 

buildable area on site is covered by the state waters and buffers, making compliance with the 

Development Code impossible.  The existing house, carport, and detached garage encroach into the 60’ 

primary street building setback, and much of the existing development encroaches into the 50’ 

undisturbed natural vegetative buffer and the additional 25’ impervious surface setback.  Thus, the 

Variance request would provide the minimum relief necessary to make possible the reasonable use of 

the property.  

c. The Variance request would result in development that is consistent with the general intent 

of this Development Code, with the Comprehensive Plan policies, and would not be 

detrimental to the public good, safety and welfare. 

 

Finding:  The Development Code requires that all buildings and structures be located at or behind the 

required setbacks, in the buildable area.  The request to allow construction of a single unit detached 

residence to encroach into the primary street building setback does not comply with Code.  A major 

feature of The Next Ten is to protect and preserve the City’s neighborhoods, and a way in which that is 

codified is through building setback and other regulations governing the location of structures.  

However, The Next Ten also prioritizes redevelopment and quality of place.  As the entirety of the 

buildable area on site is covered by state waters and buffers, making compliance with the Development 

Code impossible, and the request would allow for redevelopment of the subject property, less 

encroachment into each buffer and the additional impervious surface setback, and less lot coverage, the 

request would result in development that is consistent with the general intent of the Development Code 

and The Next Ten.  Furthermore, the request would not be detrimental to the public good, safety, and 

welfare.  There have been Code Enforcement cases relevant to the subject property twice in the past 

two years alone.  As part of a 2020 Code case, it was stated that there were numerous violations.  The 

most recent Code case, opened in May of 2021, is a property maintenance case wherein the caller said 

the residence has not been lived in for years, doors are open, and vines are growing on the residence.   

Additionally, according to the Applicant, a previous tenant living on the property damaged the 

residence, then was evicted in 2018.  Legal difficulty continued into 2020, and the residence is now 

unusable.  Thus, the Variance request would improve the public good, safety, and welfare by allowing 

for redevelopment of the subject property. 
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V21-0049 STREAM BUFFER VARIANCE CONSIDERATIONS 

Per Sec. 9.2.4.B. of the Development Code, the following list of approval criteria for a Stream Buffer 

Variance provides guidance for making decisions on approval: 

a. The property’s shape, topography or other physical conditions existing on December 12, 

2005 prevent land development unless a buffer or setback Variance is granted; 

 

Finding:  The shape and topography of and the hydrology on the subject property prevents land 

development unless a Stream Buffer Variance is granted.  The shape is triangular, and the distance 

between the primary street lot line and the rear lot line is as little as approximately 169’, less depth than 

on many RD-27 properties to the west.  There is significant topography; the grade falls approximately 

46’ from Windsor Parkway southwest to the stream and then goes up in the very rear of the property.  

The topography is particularly focused on the subject property.  Additionally, the state waters and 

buffers on site cover most of the subject property and the entirety of the buildable area.   

b. Unusual circumstances when strict adherence to the minimal buffer and setback 

requirements would create an extreme hardship. 

 

Finding:  The state waters and buffers on site cover most of the subject property and the entirety of the 

buildable area.  Therefore, strict adherence to the minimal buffer and setback requirements would 

create an extreme hardship. 

Variances will not be considered when actions of any property owner of a given property 

after December 12, 2005 have created conditions of a hardship on that property. 

 

Finding:  The size, shape, and topography of and the hydrology on the subject property are not the 

result of actions of the current property owner.  The residence and garage on site were built in 1968, 

according to the Fulton County Tax Assessors.  The structures visually appear to be in very poor shape, 

and the property is overgrown and looks abandoned.  Per the Applicant, the property was purchased in 

2016 at auction by the current property owner.  A tenant living on the property at the time damaged the 

residence, then was evicted in 2018.  Legal difficulty continued into 2020, and the residence is now 

unusable.  The existing house, carport, and detached garage encroach into the 60’ primary street 

building setback, and much of the existing development encroaches into the 50’ undisturbed natural 

vegetative buffer and the additional 25’ impervious surface setback. 

The following factors will be considered by the Board of Appeals in determining whether to 

issue a Stream Buffer Variance: 

 The shape, size, topography, slope, soils, vegetation and other physical 

characteristics of the property; 

 The locations of all state waters, wetlands, floodplain boundaries and other natural 

features on the property, including along property boundaries, as determined by field 

survey; 

 
Finding:  The subject property is 0.77 acre (33,541.20 square feet) in size, similar to the other RD-27 

parcels to the west of the subject property.  However, the shape is triangular, and the distance between 

the primary street lot line and the rear lot line is as little as approximately 169’, which is less depth than 

on many RD-27 properties to the west.  There is significant topography; the grade falls approximately 

46’ from Windsor Parkway southwest to the stream and then goes up in the very rear of the property.  

The topography is particularly focused on the subject property.  Additionally, the state waters and 

buffers on site cover most of the subject property and the entirety of the buildable area. 
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 The location and extent of the proposed buffer or setback intrusion; 

 
Finding:  According to the Applicant, the proposed residence would encroach into the primary street 

setback, the undisturbed buffer (only the City’s additional 25’ buffer), and the additional impervious 

surface setback.  It would encroach less into each buffer and the additional impervious surface setback 

then the current development on site does; the total encroachment into these areas would be 3,749 

square feet, 547 square feet and 13% less than the existing 4,296 square feet.  Lot coverage is proposed 

to be 16.5%, less than the existing lot coverage of 16.9% and significantly less than the maximum in 

RD-27 of 30%. 

 Whether alternative designs are possible which require less intrusion or no 

intrusion; 

 
Finding:  As the state waters and buffers on site cover most of the subject property and the entirety of 

the buildable area, other alternatives for redevelopment of the subject property would also require 

Variances.   

 The long-term and water quality impacts of the proposed Variance; and 

 Whether issuance of the Variance is at least as protective of natural resources and 

the environment. 

 

Finding:  The proposed development would encroach less into each buffer and the additional 

impervious surface setback then the current development on site does; the total encroachment into 

these areas would be 3,749 square feet, 547 square feet and 13% less than the existing 4,296 square 

feet.  Lot coverage is proposed to be 16.5%, less than the existing lot coverage of 16.9% and 

significantly less than the maximum in RD-27 of 30%.  Additionally, the Applicant created a 

“Landscape and Stream Restoration Plan,” which has been reviewed and approved by the City’s 

Arborist and Sustainability Manager. 
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COMMENTS FROM OTHER PARTIES  

Sandy Springs Public Works: 

No comment provided. 

 

Sandy Springs City Engineer:   

No comment provided. 

 

Sandy Springs Chief Environmental Compliance Officer: 

No comment provided. 

 

Sandy Springs Arborist:   

The stream buffer mitigation plan was reviewed and approved by the Arborist. 

 

Sandy Springs Sustainability Manager: 

The submitted mitigation plan meets the requirements and is acceptable in regard to sustainability. 

 

Sandy Springs Building Official:   

No comment provided. 

 

Sandy Springs Fire Marshal:  

No comment provided. 

 

Correspondence Received: 

No public comment was submitted in writing. 

 

DEPARTMENT OF COMMUNITY DEVELOPMENT RECOMMENDATION 

Following review, and based on the findings, Staff recommends Approval with Conditions of 

Variances V21-0048 & V21-0049, requests for Variances from Sec. 2.3.2. and Sec. 6.1.2.B. to allow 

construction of a single unit detached residence to encroach into the primary street building setback 

(V21-0048) and from Sec. 9.2.4.A. to allow land disturbance and impervious cover encroachment into 

the undisturbed natural vegetative buffer and additional impervious surface setback (V21-0049), 

subject to the following conditions: 

 

1. That the encroachments be limited to those shown on the “Site Plan,” prepared by Blue 

Landworks Consulting Engineers & Surveyors, signed and sealed by Stuart A. McClimans, 

P.E., last revised March 17, 2021, received May 11, 2021, and the “Site Plan:  Proposed 

Setback Encroachments,” prepared by Blue Landworks Consulting Engineers & Surveyors, 

signed and sealed by Stuart A. McClimans, P.E., last revised March 17, 2021, received May 11, 

2021. 

2. That the residence’s encroachment into the primary street lot line building setback be limited to 

no more than 45’. 

3. That the land disturbance and impervious cover encroachment into the undisturbed natural 

vegetative buffer and additional impervious surface setback be limited to the City’s additional 

25’ buffer and the additional 25’ impervious surface setback.   

4. That mitigation be provided in accordance with the “Landscape and Stream Restoration Plan,” 

prepared by Blue Landworks Consulting Engineers & Surveyors, signed and sealed by Grant 

H. Crowe, R.L.A., last revised March 17, 2021, received May 11, 2021. 

 



 

 

 

 

 

 

VARIANCE APPLICATION 

(Excludes Stream Buffer Variances) 

 

Application Checklist: 

Page No. Item Completed/ 

Included in Submittal 

1 Project Information Sheet ☐ 

2-3 Detailed Process and Instructions N/A 

4-5 Authorization Forms ☐ 

6 Letter of Intent ☐ 

6-7 Variance Analysis  ☐                     

7 Chattahoochee River Corridor Certificate ☐              or N/A ☐       

7-8 8½” x 11” copy of Survey  ☐ 

7-8 8½” x 11” copy of Site Plan ☐               

7-8 11” x 17” copy of Survey ☐               

7-8 11” x 17” copy of Site Plan ☐               

7-8 Two (2) full-scale copies of Survey ☐ 

7-8 Two (2) full-scale copies of Site Plan ☐                     

7 8½” x 11” copy of Legal Description (must be in Word format) ☐ 

 11” x 17” copy of Elevations and/or Sections ☐              or N/A ☐       

9 Meeting Schedule N/A 

9 Fee Schedule N/A 

10 Sign Specifications N/A 

9 Fee Payment ☐ 

 All documents in electronic form (jump drive) ☐ 

 

The Director reserves the right to request additional information deemed necessary to analyze the request. 

Incomplete applications will not be accepted. 

 

Planner’s initials: 
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DETAILED PROCESS & INSTRUCTIONS 

 

Legend:  and : action required by applicant  

:  for information only 

 

Before the Pre-Application Meeting: 

 Read this application packet in its entirety. 

 Consult the Sandy Springs Development Code (available online at 

https://library.municode.com/ga/sandy_springs/codes/development_code).  

 Fill out the Project Information Sheet of this application packet. 

 Prepare a sketch plan to scale of the proposed project. 

 Obtain written permission from the property owner to pursue the project. If the property is 

under contract, provide a copy of the contract at the Pre-Application Meeting. 

 Contact a Planner at pz@sandyspringsga.gov or (770) 730-5600 to schedule the Meeting. 

Pre-Application Meeting: 

 The Pre-Application Meeting must take place at least two weeks (but no more than two (2) 

months) before the application filing date. 

Filing: 

 Contact the Lead Planner prior to coming to the office. 

 Complete the rest of the application packet and submit a complete application to the 

Department. 

 Bring payment (check or card, verify the amount with the Lead Planner beforehand, +5% card 

charge; see p.9). 

 Applications are due by 4:00 PM on the first Tuesday of each month. No more than five (5) 

new applications, all types included, will be accepted each month. 

 Staff will initiate review, ask for more information if needed (at which point the application 

may be placed on administrative hold), and send an Initiation Letter. 

Before the Board of Appeals (BOA) Meeting: 

 Any revision to the application is due at least twenty one (21) days prior to the scheduled 

BOA meeting, to allow time for proper revision by Staff and legal advertisement. 

 A stormwater concept plan and/or corresponding meeting may be required depending on the 

scope of work of the particular project or request. 

 The Staff Report, including the recommendation, will be posted on the City website at least 

one (1) week prior to the BOA Meeting. 

 Staff will publish a legal ad in the newspaper. 

 Order and post signage on the subject property (see p. 10) at least fifteen (15) days prior to the 

BOA Meeting before 8:30 AM. Send date-stamped pictures of the signage once in place to the 

Lead Planner. 

 Mail written notice to property owners within 500’ at least fifteen (15) days prior to the BOA 

Meeting. Use Staff’s mailing template. 

Board of Appeals (BOA) Meeting: 

 Staff will briefly introduce your request and present its recommendation.  

 You will have ten (10) minutes to present your case to the BOA, including any supporters 

speaking in favor of your request. You may save any remaining time for rebuttal to the 

opposition.  

 The opposition will also have ten (10) minutes to speak. 

https://library.municode.com/ga/sandy_springs/codes/development_code
mailto:pz@sandyspringsga.gov
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 BOA will discuss and render its decision. BOA may approve, approve with conditions, defer or 

deny the request. 

 

Sequence of events 

 

See p.9 for Meeting schedule 

 

Week (approx.) Activity & Timeframe 

1 Pre-Application Meeting: Between two (2) weeks and two (2) months 

prior to filing deadline 

3-4 Filing: Before 4:00 PM, 1st Tuesday of the month 

4 Initial review and Initiation Letter: One (1) week after the filing 

deadline 

4-5 Revised application, if necessary: At least twenty-one (21) days prior 

to BOA 

4-5 Advertising, signs, and letters: At least fifteen (15) days prior to BOA  

5-6 Staff Report production 

7-8 BOA Meeting: 2nd Tuesday of the month* 

7-8 Decision Letter: A few days after BOA (max. seven (7) days) 

*Typically 

 

Failure to complete any of these events within the above timeframe may result in an administrative hold,  

and the case being rescheduled to a future filing cycle. 
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ADDITIONAL REQUIREMENTS 

Letter of Intent 

Required for all cases 

Address the following in detail, on a separate sheet: 

1. Requested Variance(s) 

2. Factual details about the proposed development:  

 Number and size of buildings, square footage of gross floor area of nonresidential uses; 

 Type and number of residential units; 

 Number of employees and customers, hours of operation, number of classrooms, etc. 

3. Alternative designs explored: 

 Provide the details of alternative designs that could reduce the need for a Variance; 

 Explain why the alternatives were rejected; 

 If no alternative was explored, explain why. 

 

Variance Analysis (Sec. 11.6.2.) 

Required for all cases 

Explain in detail, on a separate sheet, and for each Variance requested how: 

a. The application of the Development Code would create an unnecessary hardship, and not 

merely an inconvenience to the petitioner; or 

b. There are extraordinary and exceptional conditions due to the size, shape, or topography, 

which are specific to the subject property and not generally found in similar properties; 

 

Further, the application shall demonstrate that: 

c. Such conditions are not the result of action or inaction of the current property owner; and 

d. The variance request would provide the minimum relief necessary to make possible the 

reasonable use of the property; and 

e. The variance request would result in development that is consistent with the general intent of 

the Development Code, with the Comprehensive Plan policies, and would not be detrimental to 

the public good, safety and welfare. 

  

Note: The general purpose and intent of the Development Code (Sec. 1.1.5) includes:  

 Ensuring conservation of land and natural resources; 

 Promoting the preservation and enhancement of tree canopy in residential areas; 

 Guiding reinvestment in established neighborhoods that preserves and reinforces their unique 

characteristics; 

 Promoting development along transit corridors that enhances their function as mixed-use, 

walkable centers that serve surrounding residential neighborhoods; 

 Providing standards for compatible transitions of use, building scale, and height between 

existing and new development; 

 Providing building and site design standards that address the public aspects of private 

development and how building form, placement, and uses contribute to the quality of the 

public realm; 

 Providing parking and access standards that appropriately balance pedestrian and vehicular 

needs and result in safe pedestrian environments of the highest quality. 

 Promoting quality landscape and building design that advance the function and beauty of 

Sandy Springs; 

 Providing clear regulations and processes that result in predictable, efficient, and coordinated 

development review; 

Alexandra.Horst
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 Promoting conservation of land, energy, and natural resources; 

 Promoting sustainable building and site design practices; 

 Promoting diverse housing options along the City’s major corridors and within its nodes. 

 Providing standards for interconnected streets and development patterns that support all modes 

of travel (walking, bicycling, public transit, driving); 

 

Chattahoochee River Corridor Certificate 

Required for properties located within the Chattahoochee River Corridor (within 2,000 feet of the river) 

Contact Madalyn Smith, Planner I: 770-206-2077 or madalyn.smith@sandyspringsga.gov   

 

Survey and Site Plan  

Required for all cases 

Provide one (1) copy printed on 11”x17” paper, and two (2) copies printed to scale no larger than 

30”x42”; also include in electronic package. 

The survey and site plan must include, at a minimum, the following: 

B
as

ic
 I

n
fo

rm
at

io
n
 

 Legal description (metes and bounds; should also be submitted as a separate document); 

 Key and/or legend, site location map with North arrow, and scale; 

 Boundary survey of the subject property which includes dimensions along property lines that 

match the metes and bounds of the subject property’s written legal description and clearly 

indicates the point of beginning;  

 Acreage of subject property; 

 Location of subject property land lot lines and identification of land lots;  

 Current zoning of the subject site and adjoining properties;  

 Layout and minimum lot size of proposed single family residential lots; 

 Topography (surveyed or City) on the subject site and adjacent property within two hundred 

(200) feet as required to assess runoff effects;   

 Location of overhead and underground electrical and pipeline transmission/conveyance lines;  

 Required and/or proposed setbacks, zoning buffers and landscape strips; 

 Location of the requested variance(s) with dimensions; 

R
o

ad
s 

 Existing and proposed new dedicated and future reserved rights-of-way of all streets, roads, 

and railroads adjacent to and on the subject property;  

 Posted speed of existing streets; 

 Proposed streets on the subject site;  

mailto:madalyn.smith@sandyspringsga.gov
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 Existing buildings with square footages and heights (stories), wells, driveways, fences, cell 

towers, and any other structures or improvements on the subject property;  

 Existing buildings with square footages and heights (stories), wells, driveways, fences, cell 

towers, and any other structures or improvements on adjacent properties within four hundred 

(400) feet of the subject site based on the City’s aerial photography or an acceptable 

substitute as approved by the Director;   

 Location of proposed buildings with total square footage; Required landscape strips, 

undisturbed buffers, and any other natural areas as required or proposed; 

 Required and proposed parking spaces; and loading and unloading facilities; 

 Development Statistics Summary Chart, with % of total site coverage: 

o Total area of site (acres and sq. ft) 

o Building footprints (sq. ft and %) 

o Parking spaces provided (number and %) 

o Total impervious surface (sq. ft and %) 

o Landscaping (sq. ft and %) 

o Undisturbed area, excluding landscaping (sq. ft and %) 

o Floodplain (acres or sq. ft and %) 

E
n
v
ir

o
n
m

en
ta

l 

 100 year flood plain horizontal limits and flood zone designations as shown on survey or 

Federal Emergency Management Agency Flood Insurance Rate Maps; 

 Lakes, streams, and waters on the subject site and associated buffers;   

 Proposed stormwater management facilities; 

 Community wastewater facilities including preliminary areas reserved for septic drain fields 

and points of access; 

 Availability of water system and sanitary sewer system; 

 Tree lines, woodlands and open fields on the subject site;  

 Wetlands shown on the GIS maps or survey.  

 

The Director reserves the right to request additional information deemed necessary to analyze the request. 
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MEETING SCHEDULE 

Pre-App 

Meeting 

Deadline                  

Filing Deadline 

(21 Days Prior to BOA 

Meeting) 

Sign Posting 

Deadline 

(15 days prior to 

BOA Meeting) 

Board of Appeals Meeting 

 

11/19/2019 12/03/2019 12/27/2019 01/14/2020 

12/24/2019 01/07/2020 01/27/2020 02/11/2020 

01/21/2020 02/04/2020 02/18/2020 03/04/2020* (Purim) 

02/18/2020 03/03/2020 03/17/2020 04/01/2020* (Passover) 

03/24/2020 04/07/2020 04/27/2020 05/12/2020 

04/21/2020 05/05/2020 05/25/2020 06/09/2020 

05/19/2020 06/02/2020 06/29/2020 07/14/2020 

06/23/2020 07/07/2020 07/27/2020 08/11/2020 

07/21/2020 08/04/2020 08/24/2020 09/08/2020 

08/18/2020 09/01/2020 09/28/2020 10/13/2020 

09/22/2020 10/06/2020 10/26/2020 11/10/2020 

10/20/2020 11/03/2020 11/23/2020 12/08/2020 

11/17/2020 12/01/2020 TBD TBD 

 

FEE SCHEDULE 

Type Adopted Fee 

Variance 

For property zoned:   

RE-, RD- 

PK, CON 
$300 + $100/each additional request 

RU-, RT-, RM-, RX- 

ON-, OX-, CX-, SX-, TX-, CS-, IX-, 

CC-, PR-, PX-, PM- 

$600 + $100/each additional request 

Sign Variance $500 + $100/each additional request 

Revisions to a filed 

application 
Variance, Sign Variance $250  

Public Notice 
Public Notice (newspaper) Actual cost 

Readvertisement (newspaper) Actual cost 

Public notice sign for 

Variance, Sign 

Variance 

Applicant handles 

Notes: 

 Debit and credit card transactions are subject to a 5% surcharge  

 All fees are based on each request 
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SIGN SPECIFICATIONS 

For Board of Appeals: 

 At least one (1) sign on each public or private street frontage at a point visible from the nearest 

public or private street, installed parallel to the roadway; in the case of multiple lots, sufficient 

signs must be posted to provide reasonable notice to interested persons 

 Printed on durable material; 8’ wide x 4’ tall in dimension 

 Sign must be removed within 48 hours of final action on the petition  

 Provide the following information: 

 

Alexandra.Horst
Received 4/27/2021 Planning & Zoning



Alexandra.Horst
Received 5/11/2021 Planning & Zoning



Alexandra.Horst
Received 5/11/2021 Planning & Zoning



  May 11, 2021 

1 

 

Letter of Intent for 1175 Windsor Parkway – setback reduction (V21-0048) 

As the owner of the property located at 1175 Windsor Parkway, we are requesting multiple variances for 

the construction of a new single-family dwelling: 

Request for Variances from Sec. 2.3.2. and Sec. 6.1.2.B. to allow construction of a single unit 

detached residence to encroach into the primary street building setback (V21-0048) and from Sec. 

9.2.4.A. to allow land disturbance and impervious cover encroachment into the undisturbed 

natural vegetative buffer and additional impervious surface setback (V21-0049) 

The property is zoned RD-27 and contains 0.80 acre of land.  It includes an existing single-family residence 

that was constructed in 1968 which has since fallen into disrepair.  The existing structure is functionally 

unusable and re-development of the property is essential.  

The property was purchased by the current ownership in May 2016 at public auction.  We were not 

afforded a pre-purchase inspection, as potential buyers were barred from making any contact with the 

tenant. 

Immediately following the purchase, we were involved in an extended legal action to evict the occupant.  

The tenant was evicted in March 2018 after the court granted us a writ of possession. 

Even though the eviction request was granted, the legal battle continued until a final agreement was 

reached in January 2020.  By the time we had full and unrestricted access to the property, the previous 

tenant had severely damaged the dwelling rendering it uninhabitable. 

During this period, we granted the City of Sandy Springs easements to facilitate the construction of 

sidewalk along Windsor Parkway.  We have allowed the City’s contractor to use our property for staging 

and storage, and have been fully cooperative with City and its agents. 

Requested building setback encroachment 

We are requesting a variance to encroach into the primary street setback from 60 feet to 15 feet to 

facilitate the construction of a new single-family dwelling. 

The building setbacks in this zoning district are: 

 Primary street: 60 feet 

Side: common lot line: 15 feet 

 Rear:  common lot line: 40 feet 
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2 

 

 

The property is also subject to the following State waters (stream) buffers: 

State buffer: 25 feet 

City buffer: 50 feet 

City impervious surface setback (measured from 50-foot City buffer): 25 feet 

The buffer limits are measured from the point of wrested vegetation of a delineated State water. 

The property has extensive frontage along Windsor Parkway and is traversed by a buffered State water 

which parallels the roadway.  This means that the front building setback and the stream buffer corridor 

largely overlap.  The geometry of the property and the stream buffer locations are such that the existing 

dwelling is completely within the limits of the 25-foot impervious surface setback and is bisected by the 

50-foot City stream buffer.  A portion of the existing structure extends into the 25-foot State stream 

buffer. The existing dwelling encroaches into the primary street setback (60 feet) and is located 

approximately 48 feet from the right-of-way of Windsor Parkway.  The existing detached carport, which 

is between the main dwelling and Windsor Parkway, is located approximately 26 feet from the right-of-

way.  A copy of the existing survey is included with this application. 

The total encroachment of the existing structures into the 60-foot primary street setback is approximately 

1,467 square feet; this includes the house, carport, and detached garage.  The proposed encroachment 

into the 60-foot primary street setback will be approximately 2,493 square feet, including the detached 

studio (formerly garage), an increase of approximately 1,026 square feet of building square-footage. 

The total existing impervious area within the 60-foot primary street setback (structures and pavement) is 

approximately 4,129 square feet.  The total proposed impervious area within the 60-foot primary street 

setback will be approximately 4,115 square feet, a reduction of approximately 14 square feet in 

impervious area. 

The property also has considerable topographic challenges.  The creek bottom is as much as 35 feet below 

Windsor Parkway in the vicinity of the existing dwelling.  The main floor of the existing structure is 12 feet 

below Windsor Parkway. 

The envelope created by the building setbacks is completely inside the 25-foot impervious surface 

setback; once the existing structure is demolished, there is no buildable area based on the 50-foot 

stream buffer and 25-foot impervious surface setback locations.   
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We propose to construct a new single-family residence in accordance with the proposed site plan, which 

is also included with this application: 

1) The current residence has a semi-circular driveway which accesses Windsor Parkway in two 

locations.  We propose to utilize only one of these existing driveway aprons (eastern), which is 

currently being improved by the City as part of sidewalk construction;  

2) The proposed side-entry two-car garage will be located 15 feet from the street right-of-way; 

however, due to the orientation of the garage and the location of the driveway apron, the face of 

the garage will be located approximately 51 feet from the roadway travel lane following the 

driveway edge;   

3) The area between the garage and the street right-of-way will be heavily landscaped to buffer 

views from Windsor Parkway; 

4) Due to the harsh topography, a three-level house is proposed.  The garage, front door, and 

uppermost floor will be at street level; this level will contain most of the common living space.  

The floor below will contain bedrooms.  The lowest level will contain the sub-basement.  This 

arrangement will require the least amount of land disturbance based on the floor elevations of 

the existing structure; and 

5) An existing detached garage will be converted to studio space.  This will be at the same floor 

elevation as the bedroom level of the main house, and both will have access to a common terrace. 

The total floorplate of the main house, including garage, will be approximately 2,862 square feet.  Total 

proposed impervious area will be approximately 5,743 square feet.  Heated floor area, including the 

detached studio, will be approximately 5,000 square feet.   

An architectural elevation is included with this application to demonstrate the general style and 

appearance of the proposed structure. 

The maximum allowable lot coverage in the RD-27 zoning district is 30%.  The current structure and 

appurtenant impervious features represent approximately 16.9% lot coverage. The proposed structure 

and appurtenant impervious features will result in approximately 16.5% lot coverage. 

Alternative designs 

Several alternative designs were considered:  
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1) Front-entry garage: no garage may encroach into a required setback (Sec. 6.5.2.B.1); the driveway 

would fail to meet the City’s minimum length requirement of 20 feet from the back of sidewalk 

(Sec. 6.5.2.B.3.b); 

2) Drive-under garage:  given the site topography, this would have resulted in a driveway which was 

located inside the 25-foot impervious surface setback (the proposed driveway is completely 

outside this setback), and; 

3) Semi-circular driveway, utilizing the general arrangement of the existing driveway:  Windsor 

Parkway is classified as a collector roadway; not more than one private curb cut may be located 

on any one street frontage for any one dwelling where the street is classified as a collector or 

higher order street.  This would also have resulted in a driveway which was located inside the 25-

foot impervious surface setback. 

These design alternatives would all require variances from the stream buffer regulations since the 

envelope created by the building setbacks is completely inside the 25-foot impervious surface setback.  

There is no buildable area based on the 50-foot stream buffer and 25-foot setback locations.  Some of the 

alternatives explored would require variances from other sections of the Ordinance. 
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Variance Analysis for 1175 Windsor Parkway – setback reduction 

a. The application of the Development Code will create an unnecessary hardship for the property 

owner:   

There is no buildable area on this property based on the current building setback and 

stream buffer requirements. 

b. There are extraordinary and exceptional conditions which are specific to this property and not 

generally found in similar properties: 

Given the site topography, property geometry, and stream location, these conditions are 

extraordinary and exceptional, and are unlikely to be duplicated on other properties.  

Other properties on Windsor Parkway are subject to these same stream buffer 

requirements, but this property is unique because of (1) the existing house location is in 

the narrow area between the stream and the street, and (2) the property’s triangular 

shape and extensive street frontage. 

c. These conditions are not the result or action or inaction of the current property owner:  

These conditions are 1) due to topography, stream location, and property geometry; 2) 

the location of the dwelling and appurtenances constructed in 1968; and 3) regulatory 

changes since the original construction.  The property was acquired by the current owner 

in 2016. 

d. The variance requests will provide the minimum relief necessary to make possible the reasonable 

use of the property:   

The property owner proposes to construct a new dwelling that is 1) further from the 

stream than the existing structure and its appurtenances, 2) is well below the maximum 

lot coverage permitted in this zoning district (16.4% proposed vs. 30% allowed), 3) will 

result in a substantial reduction in the impervious surface within the State and City stream 

buffers (25% reduction), and 4) is consistent with new construction within the market. 

e. The variances requested will result in a development that is consistent with the general intent of 

the Development Code, with the Comprehensive Plan policies, and would not be detrimental to 

the public good, safety or welfare:   

1) Ensuring conservation of land and natural resources:  The amount of impervious surface 

within the State and City stream buffers will be reduced by 25%.  This will allow the stream 

corridor to be revegetated, ensuring the enhancement of water quality and wildlife habitat. 
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2) Promoting the preservation and enhancement of tree canopy in residential areas:  Although 

multiple trees will be removed during the construction of the proposed home, most of these 

are immediately adjacent to the existing structure.  Native trees will be replanted in the area 

currently occupied by the circular driveway, and extensive landscaping is proposed between 

the proposed house and Windsor Parkway. 

3) Guiding reinvestment in established neighborhoods that preserves and reinforces their unique 

characteristics:  The homes along this section of Windsor Parkway were constructed between 

the late 1960s and 2007.  The poor condition of the existing structure has resulted in disuse 

and limited market appeal.  The existing house is a community eyesore and a blight on the 

neighborhood.  Approval of the requested relief will result in a property which will positively 

impact the neighborhood, protect the environmentally sensitive stream corridor, and 

generate increased property taxes.   

4) Promoting quality landscape and building design that advance the function and beauty of 

Sandy Springs:  The existing structure is dilapidated and functionally unusable, and re-

development of the property is essential.  Given the severe topography, a modern, multi-level 

design has been selected.  Several architectural elevations are included with this application 

to demonstrate the general style and appearance of the proposed structure. The area 

between the garage and the street right-of-way will be heavily landscaped to buffer views 

from Windsor Parkway, further enhancing the public streetscape and recent sidewalk 

construction. 
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FULL-SIZE EXHIBITS
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EXISTING SETBACK ENCROACHMENTS

2,636 sf
369 sf

672 sf

426 sf

26 sf

PAVEMENT AREA WITHIN 60'
BUILDING SETBACK:  2662 sf

BUILDING AREA WITHIN 60'
BUILDING SETBACK:  1467 sf
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WINDSOR PARKWAY

50' RIGHT OF WAY

POB

W
IN

DSO
R

LA
KE
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RI

VE

2,069 sf

424 sf

1,622 sf

PAVEMENT AREA WITHIN 60'
BUILDING SETBACK:  1622 sf

BUILDING AREA WITHIN 60'
BUILDING SETBACK:  2493 sf

PROPOSED SETBACK ENCROACHMENTS
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STREAM BUFFER 
VARIANCE APPLICATION 

 

Application Checklist: 

Page No. Item Completed/ 

Included in Submittal 

1 Project Information Sheet ☐ 

2-3 Detailed Process and Instructions N/A 

4-5 Authorization Forms ☐ 

6 Letter of Intent ☐ 

6 Variance Analysis  ☐                     

6 Chattahoochee River Corridor Certificate ☐              or N/A ☐       

7 Stormwater Management Plan ☐              or N/A ☐       

7 Georgia Environmental Protection Division Approval ☐              or N/A ☐       

7-8 8½” x 11” copy of Survey  ☐ 

7-8 8½” x 11” copy of Site Plan ☐               

7-8 11” x 17” copy of Survey ☐               

7-8 11” x 17” copy of Site Plan ☐               

7-8 Two (2) full-scale copies of Survey ☐ 

7-8 Two (2) full-scale copies of Site Plan ☐                     

7 8½” x 11” copy of Legal Description (must be in Word format) ☐ 

8 Mitigation Plan ☐ 

 11” x 17” copy of Elevations and/or Sections ☐              or N/A ☐       

9 Meeting Schedule N/A 

9 Fee Schedule N/A 

10 Sign Specifications N/A 

9 Fee Payment ☐ 

 All documents in electronic form (jump drive) ☐ 

 

The Director reserves the right to request additional information deemed necessary to analyze the request. 

Incomplete applications will not be accepted. 

 

Planner’s initials: 
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VARIANCE FROM SEC. 9.2.4.A.1 TO ALLOW LAND DISTURBANCE AND IMPERVIOUS

SURFACE  ENCROACHMENT INTO THE 50-FOOT CITY STREAM BUFFER

VARIANCE FROM SEC. 9.2.4.A.2 TO ALLOW ENCROACHMENT INTO THE 25-FOOT

IMPERVIOUS SURFACE SETBACK
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1/15/2020 Stream Buffer Variance Application p.2 

DETAILED PROCESS & INSTRUCTIONS 

 

Legend: “” and “”: action required by applicant  

“”:  for information only 

 

Before the Pre-Application Meeting: 

 Read this application packet in its entirety. 

 Consult the Sandy Springs Development Code (available online at 

https://library.municode.com/ga/sandy_springs/codes/development_code).  

 Fill out the Project Information Sheet of this application packet. 

 Prepare a sketch plan to scale of the proposed project. 

 Obtain written permission from the property owner to pursue the project. If the property is 

under contract, provide a copy of the contract at the Pre-Application Meeting. 

 Contact a Planner at pz@sandyspringsga.gov or (770) 730-5600 to schedule the Meeting. 

Pre-Application Meeting: 

 The Pre-Application Meeting must take place at least two (2) weeks (but no more than two (2) 

months) before the application filing date. 

Filing: 

 Contact the Lead Planner prior to coming to the office. 

 Complete the rest of the application packet and submit a complete application to the 

Department. 

 Bring payment (check or card, verify the amount with the Lead Planner beforehand, +5% card 

charge; see p.9). 

 Applications are due by 4:00 PM on the first Tuesday of each month. No more than five (5) 

new applications, all types included, will be accepted each month. 

 Staff will initiate review, ask for more information if needed (at which point the application 

may be placed on administrative hold), and send an Initiation Letter. 

Before the Board of Appeals (BOA) Meeting: 

 Any revision to the application is due at least twenty-one (21) days prior to the scheduled 

BOA Meeting, to allow time for proper revision by Staff and legal advertisement. 

 A stormwater concept plan and/or corresponding meeting may be required depending on the 

scope of work of the particular project or request. 

 The Staff Report, including the recommendation, will be posted on the City website at least 

one (1) week prior to the BOA Meeting. 

 Staff will publish a legal ad in the newspaper. 

 Order and post signage on the subject property (see p. 10) at least fifteen (15) days prior to the 

BOA Meeting before 8:30 AM. Send date-stamped pictures of the signage once in place to the 

Lead Planner. 

 Mail written notice to property owners within 500’ at least fifteen (15) days prior to the BOA 

Meeting. Use Staff’s mailing template. 

https://library.municode.com/ga/sandy_springs/codes/development_code
mailto:pz@sandyspringsga.gov
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1/15/2020 Stream Buffer Variance Application p.3 

Board of Appeals (BOA) Meeting: 

 Staff will briefly introduce your request and present its recommendation.  

 You will have ten (10) minutes to present your case to the BOA, including any supporters 

speaking in favor of your request. You may save any remaining time for rebuttal to the 

opposition.  

 The opposition will also have ten (10) minutes to speak. 

 BOA will discuss and render its decision. BOA may approve, approve with conditions, defer or 

deny the request.  

 

Typical sequence of events 

 

See p.9 for Meeting schedule 

 

Week (approx.) Activity & Timeframe 

1 Pre-Application Meeting: Between two (2) weeks and two (2) months 

prior to filing deadline 

3-4 Filing: Before 4:00 PM, 1st Tuesday of the month 

4 Initial review and Initiation Letter: One (1) week after the filing 

deadline 

4-5 Revised application, if necessary: At least twenty-one (21) days prior 

to BOA 

4-5 Advertising, signs, and letters: At least fifteen (15) days prior to BOA  

5-6 Staff Report production 

7-8 BOA Meeting: 2nd Tuesday of the month* 

7-8 Decision Letter: A few days after BOA (max. seven (7) days) 

*Typically 

 

Failure to complete any of these events within the above timeframe may result in an administrative hold,  

and the case will be rescheduled to a future filing cycle. 
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ADDITIONAL REQUIREMENTS 

Letter of Intent 

Required for all cases 

Address the following in detail, on a separate sheet: 

1. Requested Variance(s); 

2. Factual details about the proposed development:  

 Number and size of buildings, square footage of gross floor area of nonresidential uses 

 Type and number of residential units 

 Number of employees and customers, hours of operation, number of classrooms, etc. 

3. Factual details about the site: shape, topography, slope, vegetation, soils, and other physical 

characteristics of the property 

4. Mitigation and restoration strategy: phasing and timeline, construction methodology, 

equipment used, calculations, etc. 

5. Alternative design explored: 

 Provide the details of alternative design(s) that could reduce the need for a Variance; 

 Explain why the alternatives were not selected; 

 If no alternative was explored, provide an explanation. 

 

Variance Analysis (Sec. 9.2.4.B.) 

Required for all cases 

Explain in detail, on a separate sheet, and for each Variance requested how: 

a. The property’s shape, topography or other physical conditions existing on December 12, 2005 

prevent land development unless a buffer or setback Variance is granted; 

b. Unusual circumstances when strict adherence to the minimal buffer and setback requirements 

would create an extreme hardship.  

 

Notes:  

 Variances will not be considered when actions of any property owner of a given property after 

December 12, 2005 have created conditions of a hardship on that property.  

 The following factors will be considered by the BOA in determining whether to issue a 

Variance: 

a. The shape, size, topography, slope, soils, vegetation and other physical characteristics 

of the property; 

b. The locations of all state waters, wetlands, floodplain boundaries and other natural 

features on the property, including along property boundaries, as determined by field 

survey; 

c. The location and extent of the proposed buffer or setback intrusion; 

d. Whether alternative designs are possible which require less intrusion or no intrusion; 

e. The long-term and water quality impacts of the proposed Variance; and 

f. Whether issuance of the Variance is at least as protective of natural resources and the 

environment.  

 

Chattahoochee River Corridor Certificate 

Required for properties located within the Chattahoochee River Corridor (within 2,000 feet of the river) 

Contact Madalyn Smith, Planner I: 770-206-2077 or madalyn.smith@sandyspringsga.gov   
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1/15/2020 Stream Buffer Variance Application p.7 

Stormwater Management Plan 

Contact Jon Amsberry, City Engineer, at (770) 206-1514 or jamsberry@sandyspringsga.gov.  

 

Georgia Environmental Protection Division Approval 

Required for Variance petitions to the 25’ state waters buffer 

 Variance Application 

 Approval letter from EPD 

 

Survey and Site Plan  

Required for all cases 

Provide one (1) copy printed on 11” x 17” paper, and two (2) copies printed to scale no larger than 30” 

x 42”; also include in the electronic package. 

The survey and site plan must include, at a minimum, the following: 

B
as

ic
 I

n
fo

rm
at

io
n
 

 Legal description (metes and bounds; should also be submitted as a separate document) 

 Key and/or legend, site location map with North arrow, and scale 

 Boundary survey of the subject property, which includes dimensions along property lines 

that match the metes and bounds of the subject property’s written legal description, and 

clearly indicates the point of beginning 

 Acreage of the subject property 

 Location of the subject property’s land lot lines and identification of land lots 

 Current zoning of the subject site and adjoining properties 

 Layout and minimum lot size of proposed single family residential lots 

 Topography (surveyed or City) on the subject site and adjacent property within two hundred 

(200) feet as required to assess runoff effects 

 Location of overhead and underground electrical and pipeline transmission/conveyance lines  

 Required and/or proposed setbacks, landscape strips, and/or buffers 

 Location of the requested Variance(s) with dimensions 

R
o
ad

s 

 Existing and proposed new dedicated and future reserved rights-of-way of all streets, roads, 

and railroads adjacent to and on the subject property 

 Posted speed of existing streets 

 Proposed streets on the subject site 

 Entrance sight distance profile assuming the driver’s eye at a height of 3.5’ (see City’s 

Technical Manual) 

mailto:jamsberry@sandyspringsga.gov
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 Existing buildings with square footages and heights (stories), driveways, fences, cell towers, 

and any other structures or improvements on the subject property 

 Existing buildings with square footages and heights (stories), wells, driveways, fences, cell 

towers, and any other structures or improvements on adjacent properties within 400’ of the 

subject site based on the City’s aerial photography or an acceptable substitute as approved by 

the Director 

 Location of proposed buildings with total square footage 

 Required landscape strips, undisturbed buffers, and any other natural areas as required or 

proposed 

 Required and proposed parking spaces; loading and unloading facilities 

 Development Statistics Summary Chart, with % of total site coverage: 

o Total area of site (acres and sq. ft.) 

o Building footprints (sq. ft. and %) 

o Parking spaces provided (number of spaces and %) 

o Total impervious surface (sq. ft. and %) 

o Landscaping (sq. ft. and %) 

o Undisturbed area, excluding landscaping (sq. ft. and %) 

o Floodplain (acres or sq. ft. and %) 

 State Waters Buffer Encroachment Chart, example: 

Buffer/Impervious Setback Existing Proposed Difference 

State buffer: 0’-25’ 22 sq. ft. 35 sq. ft. +13 sq. ft. 

+59% 

City buffer only: 25’-50’ 100 sq. ft. 80 sq. ft. -20 sq. ft. 

-20% 

City setback: 50’-75’ 2 sq. ft. 10 sq. ft. +8 sq. ft. 

+400% 

Total 134 sq. ft. 125 sq. ft. -9 sq. ft. 

-6.7% 
 

 

Mitigation Plan (Sec. 9.2.4.B)  

Required for all cases 

Provide one (1) copy printed on 11” x 17” paper, and two (2) copies printed to scale no larger than 30” 

x 42”; also include in the electronic package. 

The mitigation plan must include, at a minimum, the following: 

E
&

S
C

  Area to be disturbed 

 Location and width of construction entrance 

 Location and type of E&SC and pollution control measure (temporary and permanent) 

P
la

n
ti

n
g
  Plants to be removed chart (common and botanical names, quantity and size) 

 Planting plan (must include multiple strata, i.e. grasses, forbs, shrubs, and trees) 

 Planting chart (common and botanical names, quantity and size, native/non-native) 

 

The Director reserves the right to request additional information deemed necessary to analyze the request.  
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MEETING SCHEDULE 

Pre-App 

Meeting 

Deadline                  

Filing Deadline 

(21 Days Prior to BOA 

Meeting) 

Sign Posting 

Deadline 

(15 days prior to 

BOA Meeting) 

Board of Appeals Meeting 

 

11/19/2019 12/03/2019 12/27/2019 01/14/2020 

12/24/2019 01/07/2020 01/27/2020 02/11/2020 

01/21/2020 02/04/2020 02/18/2020 03/04/2020* (Purim) 

02/18/2020 03/03/2020 03/17/2020 04/01/2020* (Passover) 

03/24/2020 04/07/2020 04/27/2020 05/12/2020 

04/21/2020 05/05/2020 05/25/2020 06/09/2020 

05/19/2020 06/02/2020 06/29/2020 07/14/2020 

06/23/2020 07/07/2020 07/27/2020 08/11/2020 

07/21/2020 08/04/2020 08/24/2020 09/08/2020 

08/18/2020 09/01/2020 09/28/2020 10/13/2020 

09/22/2020 10/06/2020 10/26/2020 11/10/2020 

10/20/2020 11/03/2020 11/23/2020 12/08/2020 

11/17/2020 12/01/2020 TBD TBD 

 

FEE SCHEDULE 

Type Adopted Fee 

Stream Buffer Variance 

For property zoned:   

RE-, RD- $750 + $100/each additional request 

RU-, RT-, RM-, RX- 

ON-, OX-, CX-, SX-, TX-, CS-, IX-, 

CC-, PR-, PX-, PM- 

PK, CON 

$850 + $100/each additional request 

Revisions to a filed 

application 
Stream Buffer Variance $250  

Public Notice 
Public Notice (newspaper) Actual cost 

Readvertisement (newspaper) Actual cost 

Public notice sign for 

Stream Buffer Variance 
Applicant handles 

Notes: 

 Debit and credit card transactions are subject to a 5% surcharge  

 All fees are based on each request 
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SIGN SPECIFICATIONS 

For Board of Appeals: 

 At least one (1) sign on each public or private street frontage at a point visible from the nearest 

public or private street, installed parallel to the roadway; in the case of multiple lots, sufficient 

signs must be posted to provide reasonable notice to interested persons 

 Printed on durable material; 8’ wide x 4’ tall in dimension 

 Sign must be removed within 48 hours of final action on the petition  

 Provide the following information: 
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Letter of Intent for 1175 Windsor Parkway – stream buffer variance (V21-0049) 

As the owner of the property located at 1175 Windsor Parkway, we are requesting multiple variances for 

the construction of a new single-family dwelling: 

Request for Variances from Sec. 2.3.2. and Sec. 6.1.2.B. to allow construction of a single unit 

detached residence to encroach into the primary street building setback (V21-0048) and from Sec. 

9.2.4.A. to allow land disturbance and impervious cover encroachment into the undisturbed 

natural vegetative buffer and additional impervious surface setback (V21-0049) 

The property is zoned RD-27 and contains 0.80 acre of land.  It includes an existing single-family residence 

that was constructed in 1968 which has since fallen into disrepair.  The existing structure is functionally 

unusable and re-development of the property is essential.  

The property was purchased by the current ownership in May 2016 at public auction.  We were not 

afforded a pre-purchase inspection, as potential buyers were barred from making any contact with the 

tenant. 

Immediately following the purchase, we were involved in an extended legal action to evict the occupant.  

The tenant was evicted in March 2018 after the court granted us a writ of possession. 

Even though the eviction request was granted, the legal battle continued until a final agreement was 

reached in January 2020.  By the time we had full and unrestricted access to the property, the previous 

tenant had severely damaged the dwelling rendering it uninhabitable. 

During this period, we granted the City of Sandy Springs easements to facilitate the construction of 

sidewalk along Windsor Parkway.  We have allowed the City’s contractor to use our property for staging 

and storage and have been fully cooperative with the City and its agents. 

Requested stream buffer variance 

We are requesting stream buffer variances to facilitate the construction of a new single-family dwelling. 

The building setbacks in this zoning district are: 

 Primary street: 60 feet 

Side: common lot line: 15 feet 

 Rear:  common lot line: 40 feet 
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The property is also subject to the following State waters (stream) buffers: 

State buffer: 25 feet 

City buffer: 50 feet 

City impervious surface setback (measured from 50-foot City buffer): 25 feet 

The buffer limits are measured from the point of wrested vegetation of a delineated State water. 

The property has extensive frontage along Windsor Parkway and is traversed by a buffered State water 

which parallels the roadway.  This means that the front building setback and the stream buffer corridor 

largely overlap.  The geometry of the property and the stream buffer locations are such that the existing 

dwelling is completely within the limits of the 25-foot impervious surface setback and is bisected by the 

50-foot City stream buffer.  A portion of the existing structure extends into the 25-foot State stream 

buffer. The existing dwelling encroaches into the primary street setback (60 feet) and is located 

approximately 48 feet from the right-of-way of Windsor Parkway.  The existing detached carport, which 

is between the main dwelling and Windsor Parkway, is located approximately 26 feet from the right-of-

way.  A copy of the existing survey is included with this application. 

The property also has considerable topographic challenges.  The creek bottom is as much as 35 feet below 

Windsor Parkway in the vicinity of the existing dwelling.  The main floor of the existing structure is 12 feet 

below Windsor Parkway. 

The envelope created by the building setbacks is completely inside the 25-foot impervious surface 

setback; there is no buildable area based on the 50-foot stream buffer and 25-foot impervious surface 

setback locations.   

We propose to construct a new single-family residence in accordance with the proposed site plan, which 

is also included with this application: 

1) The current residence has a semi-circular driveway which accesses Windsor Parkway in two 

locations.  We propose to utilize only one of these existing driveway aprons (eastern), which is 

currently being improved by the City as part of sidewalk construction;  

2) The proposed side-entry two-car garage will be located 15 feet from the street right-of-way; 

however, due to the orientation of the garage and the location of the driveway apron, the face of 

the garage will be located approximately 51 feet from the roadway travel lane following the 

driveway edge;   
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3) The area between the garage and the street right-of-way will be heavily landscaped to buffer 

views from Windsor Parkway; 

4) Due to the harsh topography, a three-level house is proposed.  The garage, front door, and 

uppermost floor will be at street level; this level will contain most of the common living space.  

The floor below will contain bedrooms.  The lowest level will contain the sub-basement.  This 

arrangement will require the least amount of land disturbance based on the floor elevations of 

the existing structure; 

5) An existing detached garage will be converted to studio space.  This will be at the same floor 

elevation as the bedroom level of the main house, and both will have access to a common terrace; 

and 

6) The total floorplate of the main house, including garage, will be approximately 2,862 square feet.  

Total proposed impervious area will be approximately 5,743 square feet.  Heated floor area, 

including the detached studio, will be approximately 5,000 square feet.   

An architectural elevation is included with this application to demonstrate the general style and 

appearance of the proposed structure. 

The maximum allowable lot coverage in the RD-27 zoning district is 30%.  The current structure and 

appurtenant impervious features represent approximately 16.9% lot coverage. The proposed structure 

and appurtenant impervious features will result in approximately 16.5% lot coverage. 

State Waters Buffer Encroachment Chart: 

Buffer/Impervious Setback Existing Proposed Difference 

State buffer:   0’ – 25’ 68 sf 0 sf -68 sf 

(-100%) 

City buffer only:   25’ – 50’ 1436 sf 1133 sf -303 sf 

(-21%) 

City setback:   50’ – 75’ 2792 sf 2616 sf -176 sf 

(-6%) 

Total 4296 sf 3749 sf -547 sf 

(-13%) 
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As presented in the previous chart, the proposed impervious area will represent a 13% reduction from 

the current impervious coverage.  Most importantly, the impervious area inside the State and City stream 

buffers will be reduced by 25% (the encroachment into the 25-foot State buffer will be eliminated 

completely).  This will allow the stream corridor to be revegetated, ensuring the enhancement of water 

quality and wildlife habitat. 

The property owner proposes to construct a new dwelling that is 1) further from the stream than the 

existing structure and its appurtenances, 2) is well below the maximum lot coverage permitted in this 

zoning district (16.4% proposed vs. 30% allowed), 3) will result in a substantial reduction in the impervious 

surface within the State and City stream buffers (25% reduction), and 4) is consistent with new 

construction within the market. 

Alternative designs 

Several alternative designs were considered:  

1) Front-entry garage: no garage may encroach into a required setback (Sec. 6.5.2.B.1); the driveway 

would fail to meet the City’s minimum length requirement of 20 feet from the back of sidewalk 

(Sec. 6.5.2.B.3.b); 

2) Drive-under garage:  given the site topography, this would have resulted in a driveway which was 

located inside the 25-foot impervious surface setback (the proposed driveway is completely 

outside this setback), and; 

3) Semi-circular driveway, utilizing the general arrangement of the existing driveway:  Windsor 

Parkway is classified as a collector roadway; not more than one private curb cut may be located 

on any one street frontage for any one dwelling where the street is classified as a collector or 

higher order street.  This would also have resulted in a driveway which was located inside the 25-

foot impervious surface setback. 

These design alternatives would all require variances from the stream buffer regulations since the 

envelope created by the building setbacks is completely inside the 25-foot impervious surface setback.  

There is no buildable area based on the 50-foot stream buffer and 25-foot setback locations.  Some of the 

alternatives explored would require variances from other sections of the Ordinance. 
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Variance Analysis for 1175 Windsor Parkway – stream buffer variance 

a. The property’s shape, topography or other physical conditions existing on December 12, 2005 prevent 

land development unless a buffer or setback Variance is granted: 

The existing structure was constructed in 1968.  Regulatory changes since the original 

construction have rendered this lot unbuildable.  The available envelope created by the building 

setbacks is completely inside the 25-foot impervious surface setback; there is no buildable area 

based on the 50-foot stream buffer and 25-foot impervious surface setback locations.    Both a 

stream buffer and building setback variance are required to permit re-development of this 

property. 

 

b.   Unusual circumstances when strict adherence to the minimal buffer and setback requirements would 

create an extreme hardship: 

The property has extensive frontage along Windsor Parkway and is traversed by a buffered State 

water which parallels the roadway.  This means that the front building setback and the stream 

buffer corridor largely overlap.  Less than 33% of this lot is located outside of the stream buffer 

and impervious setbacks, and that land is located completely within the front building setback.  

Given the site topography, property geometry, and stream location, these conditions are 

extraordinary and exceptional, and create an extreme hardship.   

NOTES: 

a. The shape, size, topography, slope, soils, vegetation and other physical characteristics of 

the property:  The property has a triangular shape with over 400 feet of street frontage along 

Windsor Parkway.   The stream buffer and impervious surface setback areas account for 

approximately 67% of the total lot area.  The creek bottom is as much as 35 feet below Windsor 

Parkway in the vicinity of the proposed dwelling (the main floor of the existing structure is 12 feet 

below Windsor Parkway). The undeveloped portion of the site is currently characterized by steep 

slopes (>50% gradient) with predominately mature hardwoods. 

b. The locations of all State waters, wetlands, floodplain boundaries and other natural 

features on the property, including along property boundaries, as determined by field survey: 
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Per the Survey Plat for 1175 Windsor Parkway, prepared by Georgia Land Surveying Company, 

and last revised May 14, 2018, there are no wetlands or Federally-designated flood hazard areas 

on the property.  The limits of wrested vegetation and associated stream buffers have been 

determined by field survey and are reflected on this plat. 

c. The location and extent of the proposed buffer or setback intrusion; 

As shown on the exhibits made part of this application, the encroachment of the existing 

impervious surfaces into the stream buffers is 4,296 square feet.  The proposed encroachment 

will be 3,749 square feet.   

d. Whether alternative designs are possible which require less intrusion or no intrusion; 

Alternative designs were considered.  These would all require variances from the stream buffer 

regulations since the envelope created by the building setbacks is completely inside the 25-foot 

impervious surface setback.  There is no buildable area based on the 50-foot stream buffer and 

25-foot setback locations.  Some of the alternatives explored would require variances from other 

sections of the Ordinance. 

e. The long-term and water quality impacts of the proposed Variance; and 

The extent of impervious area inside the State and City stream buffers will be reduced by 25% 

(the encroachment into the 25-foot State buffer will be eliminated completely).  Non-native 

vegetation will be removed from disturbed areas; these areas will be re-vegetated with native 

vegetation, providing runoff reduction and pollutant removal.  Stormwater management will be 

provided through dry wells or other infiltration practices.  These activities will serve to enhance 

water quality and wildlife habitat, providing both immediate and long-term benefits. 

f. Whether issuance of the Variance is at least as protective of natural resources and the 

environment. 

The approval of this Variance will not damage or threaten the existing stream corridor, and the 

resulting improvements and mitigation measures will be at least as protective of the natural 

environment. 
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WINDSOR PARKWAY
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STORMWATER MANAGEMENT TO BE PROVIDED THROUGH
USE OF DRY WELLS OR OTHER INFILTRATION PRACTICE. 

PERMEABLE PAVERS WILL BE USED AS NECESSARY.
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LAND DESCRIPTION – 1175 WINDSOR PARKWAY 

ALL THAT TRACT OR PARCEL OF LAND LYING AND BEING IN LAND LOT 13 OF THE 17TH DISTRICT, FULTON 

COUNTY, GEORGIA, CITY OF SANDY SPRINGS CONTAINING 0.80 ACRES, AS SHOWN ON A BOUNDARY AND 

TOPOGRAPHIC SURVEY BY GEORGIA LAND SURVEYING CO., DATED MAY 14, 2018 AND BEING MORE 

PARTICULARLY DESCRIBED AS FOLLOWS: 

BEGINNING AT AN IRON PIN SET (1/2” REBAR) ON THE SOUTHERLY MARGIN OF WINDSOR PARKWAY (50’ 

PUBLIC RIGHT-OF-WAY) HAVING STATE PLANE COORDINATES OF NORTHING: 1412363.87, EASTING: 

2241161.71 AND CONTINUING ALONG THE SOUTHERLY MARGIN OF WINDSOR PARKWAY SOUTH 64 

DEGREES 56 MINUTES 45 SECONDS EAST, 215.12 FEET TO AN IRON PIN SET (1/2” REBAR); THENCE SOUTH 

61 DEGREES 01 MINUTES 13 SECONDS EAST, 191.74 FEET TO A ½” CRIMP TOP PIPE; THENCE DEPARTING 

THE SOUTHERLY MARGIN OF WINDSOR PARKWAY NORTH 89 DEGREES 53 MINUTES 49 SECONDS WEST, 

350.40 FEET TO A ½” CRIMP TOP PIPE FOUND; THENCE SOUTH 89 DEGREES 23 MINUTES 11 SECONDS 

WEST, 14.60 FEET TO AN IRON PIN SET (1/2” REBAR); THENCE NORTH 00 DEGREES 44 MINUTES 45 

SECONDS EAST, 183.54 FEET TO THE POINT OF BEGINNING. 
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