
BOARD OF ZONING APPEALS 
SEPTEMBER 21, 2017

ALPHARETTA CITY HALL
COUNCIL CHAMBERS

2 PARK PLAZA
5:30 PM

I.  CALL TO ORDER 

II.  ROLL CALL 

III.  APPROVAL OF MEETING MINUTES 

 A. January 19, 2017 

IV.  ITEMS FROM BOARD MEMBERS 

V.  ITEMS FROM STAFF 

VI.  PUBLIC HEARING 

 A. V­17­22 Mereddy/12570 Pindell Circle Variance

Consideration of a variance to reduce the impervious setback in order to allow a pool on a 
single­family detached lot. The subject property is located at 12570 Pindell Circle in the 
Pindell Glen subdivision off Mid Broadwell Road. 

 B. V­17­33 Edman/Tree Ordinance

Consideration of a reduction of recompense requirements. The subject property is located 
at 273 Milton Avenue. 

VII.  ADJOURNMENT 
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Zoning Appeals and invited speakers in summary form. This is not an official record of the Alpharetta City Board of 
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I. CALL TO ORDER    
 

A. Election of 2017 Officers 
 
 Board Member Keegan nominated Mike Webber as Chairman for 2017. 

• The nomination received a second from Board Member Appen 
• The nomination was approved by vote (5-0)  
•  

 Board Member Appen nominated John Monson as Vice-Chairman for 2017. 
• The nomination received a second from Board Member Gelber 
• The nomination was approved by vote (5-0)  

 
II. ROLL CALL 

Board Members Present: 

o Mike Webber, Chairman 

o John Monson, Vice Chairman 

o Hans Appen 

o Eamon Keegan 

o Marc Gelber 

o Kyle Lewis 

Board Members Absent: 

o Wes Williams 
 

Staff Present: 
o Michael Woodman, Senior Planner 
o Eric Graves, Senior Traffic Engineer 
o Elle Taylor, Boards Assistant 

http://www.alpharetta.ga.us/


2 
 

 
 

III. APPROVAL OF MEETING MINUTES    

A. November 2016 

 
 Board Member  Monson made a motion to approve the meeting minutes of November 2016 

• The motion received a second from Board Member Appen 
• The motion was approved by vote (5-0)  

IV. ITEMS FROM BOARD MEMBERS    

V. ITEMS FROM STAFF 

A. Code of Ordinances Section 5.6 ­ Board of Appeals 

Staff presented Board Members with this document. 
 
VI. PUBLIC HEARING 

1.   V-17-01 Alpharetta United Methodist Church    
 

Consideration of a request for a variance to reduce the required tree recompense by fifty per cent 
(50%).  
The subject property is located at 69 North Main Street, at the southeast corner of North Main 
Street and Cumming Street. 

 
Board Member Monson recused himself from the case. 

 
 

Michael Woodman, Senior Planner presented consideration of a variance to reduce the required tree 
recompense by fifty percent. The required tree recompense is associated with a 2012 stormwater 
management and parking facility project. The subject property is located at 69 North Main Street, at 
the southeast corner of North Main Street and Cumming Street. 

 
The applicant, Alpharetta First United Methodist Church (AFUMC), is requesting a variance to reduce the 
required tree recompense by fifty percent. If approved, the applicant’s tree recompense requirement would 
be reduced from 119.6 to 59.8 – four-inch (4”) caliper trees. The subject property is located at 69 North 
Main Street, at the southeast corner of North Main Street and Cumming Street. 
 
Unified Development Code (UDC) Section 3.2, Appendix A states that, “Specimen trees that cannot be 
saved must be replaced with trees having three (3) times the unit value of the tree removed with a minimum 
four-inch (4”) tree caliper by species with potentials for comparable size and quality.” 
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AFUMC was established at the Downtown Alpharetta location in 1871. Over nearly 150 years, the church 
has expanded its facilities, as well as its land area to include seven (7) parcels totaling approximately 16.6 
acres. A stream buffer variance was approved by the State and City in 2012 to pipe a stream running 
through the property in order to allow for the construction of parking lot and new stormwater management 
facility. The required tree recompense is associated with the above-mentioned stormwater and parking 
project, which resulted in a significantly larger detention pond to serve the site. The previous detention 
pond was built prior to stormwater management requirements and was inadequate to support the site.  
The 2012 stormwater facility project provided detention and water quality treatment for the existing church 
site, new parking lot, as well as for future expansion of the church. In 2015, the City granted an 
administrative variance to reduce the required tree recompense. 
 
Because the AFUMC site has developed over such a long period of time, there are some landscape Code 
deficiencies on the property. These include the landscape strip along North Main Street, parking lot 
screening, parking lot landscape islands, and detention pond screening. GDOT’s Main Street roadway 
project will further impact green space and landscaping on the church property, requiring approximately 
20’ of right-of-way along the North Main Street frontage of the AFUMC property. 
 
To address the tree recompense requirement and enhance the site landscaping, the applicant has provided 
a tree planting plan depicting a total of 20 trees to be planted in various locations throughout the subject 
site. Given the constraints on the property, staff believes there are opportunities to replace required 
recompense trees with shrub plantings to screen parking from the public right-of-way, as well as to improve 
the overall aesthetics of the property. Staff also recommends that the applicant provide off-site tree plantings 
within the public right-of-way or on other City-owned property to address tree recompense. 
 
 
The Alpharetta Unified Development Code Article IV, Section 4.5.3 outlines the criteria set forth for granting 
a hardship variance. The ordinance specifically states…”a variance may be granted in whole or in part, or 
with conditions, in such individual case of unnecessary hardship upon a finding that”: 
 
1. There are extraordinary and exceptional conditions pertaining to the particular piece of property in 
question because of its size, shape or topography; or 
 
Response: There are many factors contributing to AFUMC’s hardship, including the larger stormwater 
facility, location in the Downtown where sites historically have greater impervious coverage, right-of-way 
taking related to GDOT’s North Main Street project, and development constraints that come with nearly150 
years of growth. 
 
2. The application of the Ordinance to this particular piece of property would create an unnecessary 
hardship; or 
 
Response: The applicant could plant the required recompense trees on-site; however, most trees would 
likely not survive over the long-term due to insufficient rooting space. 
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3. There are conditions that are peculiar to the property which adversely affect its reasonable use or 
usability as currently zoned; or 
 
Response: There are many factors contributing to AFUMC’s hardship, including the larger stormwater 
facility, location in the Downtown where sites historically have greater impervious coverage, right-of-way 
taking related to GDOT’s North Main Street project, and development constraints that come with nearly150 
years of growth. 
 
4. Relief, if granted, would not cause substantial detriment to the public good or impair the purpose 
and intent of the Ordinance. 
 
Response: The applicant’s requested variance will not cause a substantial detriment to the public good. 
The applicant proposes to plant 20 recompense trees at various locations throughout the AFUMC site. In 
addition, staff recommends shrub plantings to screen parking areas from adjacent public rights-of-way, as 
well as off-site tree recompense plantings. 
 
Staff has reviewed the applicant’s proposal and is in general agreement with the requested tree 
recompense variance. There are many factors contributing to AFUMC’s hardship, including the 2012 
stormwater facility, location in the Downtown, right-of-way taking related to GDOT’s North Main Street 
project, and development constraints that come with nearly150 years of growth. The AFUMC site was 
established in 1871 and has gradually expanded its Downtown campus over the years. The required tree 
recompense is related to the 2012 stormwater and parking project, which resulted in a significantly larger 
detention pond to serve the existing site, new parking lot, and future expansion of the church. The previous 
detention pond was built prior to stormwater management requirements and was inadequate to support the 
site. Given the constraints on the property, staff believes there are opportunities to replace required 
recompense trees with shrub plantings to provide screening, as well as to improve the overall aesthetics of 
the property. Conditions are recommended requiring on-site planting of recompense trees, shrub plantings 
to screen parking areas from the public right-of-way, as well as off-site tree recompense plantings. 
 
The applicant notified adjacent property owners of the variance request and intent for the property.  
The citizen participation report states that no comments were received. 

 
Staff’s recommendation is to approve with the following Conditions: 
 

1.  Applicant shall plant recompense trees on-site as depicted on the plan prepared by Cornerstone 
Site Consultants, LLC, dated 11/4/2016, as approved by Staff. On-site tree recompense shall be 
planted prior to Certificate of Occupancy for any future phase of development or by 1/19/2019, 
whichever comes first. 

2. A minimum of 20 recompense trees shall be planted in the public right-of-way or on other City-
owned property as identified and approved by Staff. Off-site tree recompense shall be planted no 
later than 1/19/2019. 

3. Applicant shall upgrade shrub screening of parking areas adjacent to the public right-of-way, as 
approved by Staff. Shrubs shall be evergreen and a minimum of two (2) feet at planting. Six (6) 
shrubs may be substituted for one (1) recompense tree. No more than 20 recompense trees shall be 
substituted with parking lot screening shrubs. On-site tree recompense shall be planted prior to 
Certificate of Occupancy for any future phase of development or by 1/19/2019, whichever comes 
first. 
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After presentation from Staff and the Applicant: 
 

 
 
 Board Member Gelber made a motion to approve with the following conditions 

• The motion received a second from Board Member Keegan 
• The motion was approved by vote (5-0) 

 
1. Applicant shall plant recompense trees on-site as depicted on the plan prepared by Cornerstone Site 
Consultants, LLC, dated 11/4/2016, as approved by Staff. On-site tree recompense shall be planted 
prior to Certificate of Occupancy for any future phase of development or by 1/19/2019, whichever 
comes first. 
 
2.  A minimum of 20 recompense trees shall be planted in the public right-of-way or on other City-
owned property as identified and approved by Staff. Off-site tree recompense shall be planted no later 
than 1/19/2019. 
 
3. Applicant shall upgrade shrub screening of parking areas adjacent to the public right-of-way, as 
approved by Staff. Shrubs shall be evergreen and a minimum of two (2) feet at planting. Six (6) shrubs 
may be substituted for one (1) recompense tree. No more than 20 recompense trees shall be substituted 
with parking lot screening shrubs. On-site tree recompense shall be planted prior to Certificate of 
Occupancy for any future phase of development or by 1/19/2019, whichever comes first. 

 

VII. ADJOURNMENT    
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I. AGENDA ITEM TITLE: V-17-22 MEREDDY/12570 PINDELL CIRCLE VARIANCE 

BOARD OF ZONING APPEALS:  SEPTEMBER 21, 2017 

II. RECOMMENDATION: 

Approve V-17-22 Mereddy/12570 Pindell Circle Variance subject to the following conditions: 
 
1. Property owner shall minimize the encroachment upon the impervious setback to the greatest extent possible, 

as approved by Staff. Encroachment shall be limited to submitted plans depicting a 15’ x 34’ pool 
encroaching 22’ into the 75’ impervious setback. 

2. Property owner shall comply with any conditions of approval required by the Pindell Glen HOA prior to the 
issuance of a building permit for the proposed pool. 

3. Property owner shall install a retaining wall 5’ from the structural root plate of the 27” & 30” Sweet Gums, if 
necessary, as approved by Staff. 

4. Property owner shall mitigate the encroachment upon the impervious setback using one or a combination of 
the following methods, as approved by Staff: 

a. Provide same amount of encroachment area in another area of the setback as undisturbed buffer. 
b. Create new impervious setback area in another area that was not in the impervious setback before. 
c. Provide WQ/runoff reduction treatment for the encroachment area using BMP, such as a flow-well. 

III. REPORT IN BRIEF: 

The applicant, Ravi Mereddy, is requesting consideration of a variance to reduce the impervious setback in order 
to allow a pool on a single-family detached lot. The subject property is located at 12570 Pindell Circle in the 
Pindell Glen subdivision off Mid Broadwell Road. 

 

DISCUSSION 
 
The submitted request, if approved, would allow a swimming pool within the impervious setback of a stream 
at the rear of a residential property. A swimming pool represents impervious cover, which is not permitted 
within an impervious setback. The subject property is located at 12570 Pindell Circle in the Pindell Glen 
subdivision off Mid Broadwell Road. 
 
The property and surrounding properties are zoned R-15 (Dwelling, ‘For-Sale’, Residential). Surrounding 
properties are single-family detached lots in Pindell Glen to the north, west and south, as well as an 
unplatted single-family detached lot off Mid Broadwell Road. 
 
The subject property is a single-family detached lot developed with a 2-story, 5,133 square foot home on 
0.62 acres. A stream runs along the rear property line and encumbers the property with a 50’ undisturbed 
buffer and 75’ impervious setback. Nearly 60% of the lot, and almost the entire rear yard, is impacted by 



the stream buffer. Also, the property has a pie-shape, which further limits the useable area of the side yards 
for a pool.  
 
The applicant’s site plan depicts a 15’ x 34’ (510 square foot) pool within three-feet (3’) of the 50’ 
undisturbed buffer. Pindell Glen subdivision was developed prior to a change in the UDC prohibiting stream 
buffers to be located on residential lots. The Pindell Glen subdivision consists of 13 homes, of which three 
(3) have pools. 
 
Unified Development Code (UDC) Section 3.3.6(C)(1)(a) Stream Buffer Protection – Land Development 
Requirements requires a 50’ undisturbed natural vegetative buffer on both banks of a non-perennial stream 
and an additional 25’ impervious setback. Impervious cover is prohibited within the 25’ impervious 
setback, which includes man-made structures that impede the natural infiltration of water into the ground, 
such as a swimming pool. 
 
VARIANCE REQUIREMENTS 
 
Requests for variances shall follow the procedures described in Section 4.5 and Section 5.2. Variances 
will be considered only in the following cases: 
 
1. When a property's shape, topography or other physical conditions existing at the time of the adoption 

of this ordinance prevents land development unless a buffer variance is granted. 
 
Response: Nearly 60% of the lot is covered by stream buffer (rear yard) and the property has a pie-
shape, which further limits useable area for a pool in the side yard. 
 
2. Unusual circumstances when strict adherence to the minimal buffer requirements in the ordinance would 

create an extreme hardship. 
 
Response: Nearly 60% of the lot is covered by stream buffer (rear yard) and the property has a pie-
shape, which further limits useable area for a pool in the side yard. The applicant’s proposal will not cause 
a substantial detriment to the public good, if conditions are required to mitigate the encroachment upon 
the impervious setback. 
 
CONCURRENCES 
 
Staff has reviewed the application and is in general agreement with the request. Due to the significant 
encumbrances on the subject property associated with the stream buffer, the requested variance to allow a 
pool within the 75’ impervious setback is reasonable. Nearly 60% of the lot is covered by stream buffer 
(rear yard) and the property has a pie-shape, which further limits useable area for a pool in the side yard. 
If approved, conditions are recommended to mitigate the encroachment using BMPs and requiring a 
retaining wall to protect existing trees near the proposed pool. 
 
 
 
 
 



CITIZEN PARTICIPATION PLAN 
 
The applicant notified surrounding property owners and the Pindell Glen HOA of the variance request and 
intent for the property. The citizen participation report states that no comments were received and that the 
adjacent property owners and the Pindell Glen HOA support the applicant’s variance request. 

IV. ATTACHMENTS: 

 Site Plan 
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I. AGENDA ITEM TITLE: V-17-33 EDMAN/273 MILTON AVE VARIANCE 

BOARD OF ZONING APPEALS:  SEPTEMBER 21, 2017 

II. RECOMMENDATION: 

If V-17-33 Edman/273 Milton Avenue Variance is approved, the following conditions are recommended: 
 
1. Applicant shall plant 30 inches of recompense trees on-site in addition to required standard lot density 

(about 11 inches depending on tree type) as depicted on the submitted plan. On-site tree recompense shall 
be planted prior to Certificate of Occupancy.  

2. Up to 10” of offsite tree replanting shall be permitted if applicant chooses with final location approval by 
Staff.  

 
REPORT IN BRIEF: 
The applicant, Janice Edman, is requesting consideration of a variance to reduce the required tree recompense  
from 59 inches to 30 inches for property located at 273 Milton Avenue. The required tree recompense is 
associated with the proposed removal of a 59” specimen tree located at the rear of a single-family lot. The 
subject property is located at 273 Milton Avenue, on the north side of Milton Avenue east of Lee Drive. 

 
DISCUSSION 
 
The applicant, Janice Edman is requesting a variance to reduce the required tree recompense from 59 
inches to 30 inches. The applicant plans to remove a healthy 59” oak on the property which usually 
requires replacing three (3) times the unit value of the tree on site with minimum four-inch caliper trees. It 
has been the City’s policy to permit homeowners a replacement value of 1 (1) times the replacement 
value which equates to 59” of trees on the subject property. The applicant has removed the existing 
house and plans to construct a new home with a larger footprint and detached garage. Because of the 
new home and garage footprint the applicant is requesting a 50% reduction for the onsite tree 
recompense.  

The applicant submitted a landscape plan proposing the following replant trees: 

Shumard Oak x2 (4") = 8" 

Ash x 2(4") = 8" 

Sugar Maple x 2 (4") = 8" 

Dogwood  x 3 = (3") = 9" 

Arborvitae x 2  (8-10' is equivalent to 2") = 4" 
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Redbud or other ornamental (kousa or CM) x 2 (no size listed, assume 2" = 4" 

In addition, the site plan depicts evergreens along the property line. If they are hollies and/or magnolias 
they add additional inches of recompense trees.  Staff counted a total of 41” of trees proposed on site.  

 VARIANCE REVIEW CRITERIA 

 
The Alpharetta Unified Development Code Article IV, Section 4.5.3 outlines the criteria set forth for 
granting a hardship variance. The ordinance specifically states…”a variance may be granted in whole or 
in part, or with conditions, in such individual case of unnecessary hardship upon a finding that”: 
 
1. There are extraordinary and exceptional conditions pertaining to the particular piece of property 
in question because of its size, shape or topography; or 
 
Response: The site is located within the boundary of Downtown Alpharetta. There continues to be a 
demand for lots close to downtown and smaller footprints are being replaced with larger homes. 
 
2. The application of the Ordinance to this particular piece of property would create an unnecessary 
hardship; or 
 
Response: The tree could be incorporated into the homeowners plan however removal creates a 
hardship to accommodate 59 inches of trees on site.  
 
3. There are conditions that are peculiar to the property which adversely affect its reasonable use or 
usability as currently zoned; or 
 
Response: N/A  
 
4. Relief, if granted, would not cause substantial detriment to the public good or impair the purpose 
and intent of the Ordinance. 
 
Response: N/A 
 
CONCURRENCES 
 
The Board previously approved a reduction in required recompense for the Alpharetta First United 
Methodist Church because they were expanding within a limited footprint within the boundary of the 
downtown.  
 
CITIZEN PARTICIPATION PLAN 
 
The applicant notified adjacent property owners of the variance request and intent for the property. The 
citizen participation report states that no comments were received. 

III. ATTACHMENTS: 
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• Site Plan 
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