
Variance Recommendation Request — Roof Eave Setback — 405 W. 37th Street

VARIANCE RECOMMENDATION REQUEST
Supporting Narrative — Roof Eave Setback Relief

Submitted to the City of Savannah Historic Preservation Commission

Property:  405 West 37th Street, Savannah, Georgia 31401
PIN:  20073 12009  |  Lot Size: ~0.20 acres
Zoning District:  TN-2 (Traditional Neighborhood-2)
Historic District:  Thomas Square Streetcar Historic District (Local Historic District)
Applicant:  Dr. Christine Wacta
Project:  Rehabilitation and adaptive reuse of an existing detached accessory structure into a small 
Accessory Dwelling Unit (ADU) for the applicant’s 82-year-old mother
Variance Scope:  Relief from the 3-foot minimum setback for roof eaves/overhangs — 8 inches on the 
south (lane) elevation and 10 inches on the west elevation — reducing existing 12-inch and 14-inch 
nonconformities respectively
Reviewing Body:  Historic Preservation Commission (HPC) — recommendation to the Zoning Board of 
Appeals (ZBA)
Date:  June 24, 2026
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Variance Recommendation Request — Roof Eave Setback — 405 W. 37th Street

1. Project Summary

The applicant, Dr. Christine Wacta, is the owner of 405 West 37th Street, located in the TN-2 (Traditional 
Neighborhood-2) base zoning district  and the Thomas Square Streetcar Historic District.  The project 
proposes the rehabilitation and adaptive reuse of an existing detached accessory structure — originally  
constructed as a single-story garage — into a small Accessory Dwelling Unit (ADU) intended to provide 
independent living accommodations for the applicant’s 82-year-old mother.

Following a preliminary review by the Planning and Urban Design Department,  only one variance is 
required for this project: relief from the minimum 3-foot setback that applies to roof eaves and overhangs 
from side and rear property boundaries. All other zoning standards are met. Specifically:

• Building footprint remains at the existing 405 square feet (18 ft × 22 ft 6 in) — well below the 
700-square-foot maximum and well below 40% of the principal building footprint under Sec. 
8.7.4(d).

• Building height of 24 feet 1⅜ inches is below both the 25-foot ADU absolute cap and the 
principal-building height of 31 feet 3 inches — satisfying Sec. 8.7.4’s “25 feet or principal 
building height, whichever is less” rule.

• Structure-to-property-line setback is 40 inches on the south (rear / lane) elevation and 38 
inches on the west (side) elevation — both exceeding the applicable 3-foot minimum for the 
structure itself.

• Use is strictly residential and family-based, accommodating the applicant’s elderly mother in a 
single dwelling unit on the upper floor. The lower (ground) floor remains in its current and 
historic use as workshop and lawn-care storage. The ground floor includes a pre-existing toilet 
typical of workshop accessory structures of this era, but contains no kitchen, no sleeping area, 
and no separate cooking or food-preparation facilities — the toilet is a workshop bathroom and 
does not constitute a dwelling unit. The configuration follows the traditional Savannah carriage-
house pattern of storage below and a single dwelling above. No rental, short-term rental, or 
commercial use is proposed.

The variance arises from a direct conflict between two regulatory requirements at this specific site. The 
Historic  Preservation  Commission’s  Design  Standards  require  a  minimum  eave  depth  to  maintain 
architectural compatibility with the historic carriage-house typology characteristic of Savannah. With the 
existing structure positioned 40 inches from the south (rear/lane) property line and 38 inches from the 
west (side) property line — pre-existing conditions the applicant cannot alter — the addition of a code-
compliant eave projects within the 3-foot (36-inch) minimum setback required by zoning.

Importantly, the existing structure’s eaves measure 16 inches in depth and already project to within 24 
inches  of  the  south property  line  and 22 inches  of  the  west  property  line  — legal  nonconforming 
conditions predating current zoning. The applicant proposes to reduce the eave depth to 12 inches, which 
moves the eaves back to approximately 28 inches (south) and 26 inches (west) from the property lines.  
The proposal therefore reduces, not expands, the existing nonconformity by approximately 4 inches on 
each  elevation,  while  still  meeting  the  HPC’s  8-inch  minimum  eave  requirement  with  4  inches  of  
architectural margin.
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Variance Recommendation Request — Roof Eave Setback — 405 W. 37th Street

2. Variance Request — Description and Ordinance Citation

Standard from which relief is requested

Sec. ______ of the City of Savannah Zoning Ordinance, requiring that roof eaves and overhangs maintain a 
minimum setback of 3 feet from side and rear property boundaries. [Exact section citation and standard  
text to be confirmed; pre-application review on May 15, 2026 with MPC staff Sally Helm, John Anagnost,  
and Caitlin Chamberlain identified roof-eave setback as the only variance required, as further confirmed by  
Planning Manager John Anagnost in correspondence of May 19, 2026.]

Nature of the relief requested

The applicant requests the following dimensional variance relief on each elevation:

• South (rear / lane) elevation: reduce the required 3-foot (36-inch) eave setback to 
approximately 28 inches — a reduction of approximately 8 inches — to accommodate a 12-inch 
eave on a structure sited 40 inches from the lane property line.

• West (side) elevation: reduce the required 3-foot (36-inch) eave setback to approximately 26 
inches — a reduction of approximately 10 inches — to accommodate a 12-inch eave on a 
structure sited 38 inches from the west property line.

On both  elevations,  the  proposed 12-inch  eave  reduces  the  depth  of  the  existing  16-inch  eave  by 
approximately 4 inches. The proposal therefore reduces existing legal nonconforming conditions rather 
than creating new encroachments. Specifically: on the south elevation, the eave-to-property-line distance 
increases from an existing 24 inches to a proposed 28 inches; on the west elevation, the distance increases 
from an existing 22 inches to a proposed 26 inches.

Eave depth choice: The HPC Design Standards require a minimum 8-inch eave. The applicant’s proposed 
12-inch dimension is intentionally between the HPC minimum and the existing 16-inch depth in order to  
reduce the encroachment while preserving the architectural proportions consistent with the historic 
carriage-house typology. The applicant has not asked for relief sufficient to retain the existing eaves.

Mitigation

The applicant will install gutters and downspouts along the west and south eaves to direct all roof runoff 
onto the applicant’s property and away from adjoining parcels. This mitigation matches the condition 
imposed by the Zoning Board of Appeals on the directly comparable variance approved at 303 West 34th 
Street (Petition 25-003861-ZBA) on August 28, 2025.

Structure clearance

The structure itself remains 40 inches from the south property line and 38 inches from the west property 
line; only the eave projection requires relief. This preserves the ability to access the building exterior for 
maintenance — a concern raised by Board members in prior similar cases, including at 220 West Duffy 
Street (heard January 22, 2026).

Page 3 of 7



Variance Recommendation Request — Roof Eave Setback — 405 W. 37th Street

3. Response to Review Criteria

The Historic Preservation Commission must make a finding on each of the following criteria. The applicant 
respectfully submits that each criterion is satisfied as set forth below.

3.1  Unusual Circumstances / Practical Difficulty or Undue Hardship

Strict application of the 3-foot eave setback standard at this property would result in exceptional practical 
difficulty because two regulatory requirements come into direct, mathematical conflict at this specific site:

• The existing accessory structure is sited 40 inches from the south (rear/lane) property line and 
38 inches from the west (side) property line — pre-existing conditions reflecting the original 
development pattern of the lot, which the applicant did not create and cannot alter; and

• The Historic Preservation Commission’s Design Standards require a minimum 8-inch roof eave 
for architectural compatibility with the carriage-house typology characteristic of the Thomas 
Square Streetcar Historic District.

Even at the HPC’s 8-inch minimum eave, the resulting eave projection would extend to within 32 inches of 
the south property line and 30 inches of the west property line — still short of the 36-inch minimum on 
both elevations. The applicant cannot satisfy both requirements at any eave dimension without variance 
relief.

Notably, the existing structure already exhibits this nonconformity. The existing 16-inch eaves project to 
within 24 inches of the south property line (a 12-inch existing nonconformity) and within 22 inches of the 
west property line (a 14-inch existing nonconformity) — legal nonconforming conditions predating current 
zoning.  The  applicant’s  proposal  does  not  create  new encroachments;  it  reduces  existing  ones.  By  
reducing the eaves from 16 inches to 12 inches, the applicant pulls each eave back 4 inches from the  
property line, moving the structure measurably closer to compliance on both elevations.

To eliminate the variance entirely, the applicant would have to (a) omit the required eave altogether, in  
violation of the HPC Design Standards; (b) relocate the structure further from the property line, which is 
physically and economically infeasible given existing site conditions; or (c) abandon the rehabilitation 
project.  None  of  these  alternatives  is  consistent  with  the  public  interest  in  preserving  the  historic 
accessory structure, supporting aging-in-place family housing, or maintaining the architectural integrity of 
the district.

3.2  Harmony with the Design Standards

The variance is not in tension with the Design Standards — it is required in order to comply with them. The 
historic  carriage-house and rear-yard  accessory  structures  throughout  the  Thomas Square  Streetcar 
Historic District uniformly incorporate substantial roof eaves, both for weather protection and for the 
architectural proportions and shadow lines that define the district’s character. The HPC’s 8-inch minimum 
eave standard reflects this architectural reality.

Approval of the variance allows the rehabilitated accessory structure to incorporate the eave details the  
Design Standards require, conserving the architectural and historic integrity and character of the property 
and the surrounding district. Denial would force the applicant to either eliminate compliant eaves — 
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Variance Recommendation Request — Roof Eave Setback — 405 W. 37th Street

producing a stripped, non-traditional roof line inconsistent with the district’s character — or abandon the 
rehabilitation,  leaving  a  deteriorating  accessory  structure  in  place.  Neither  outcome  advances  the 
conservation purpose of the Design Standards.

3.3  General Consistency with the Ordinance and Comprehensive Plan

The  proposal  is  consistent  with  the  intent  of  the  Zoning  Ordinance  and  the  City  of  Savannah 
Comprehensive  Plan,  which  support  infill  residential  capacity,  aging-in-place  housing,  and  the 
rehabilitation of existing structures. The ADU is strictly for family residential use — no rental, short-term 
rental, or commercial use is proposed.

The variance is not injurious to the neighborhood. The eave projection occurs at the upper portion of the 
structure and does not affect ground-level yard use, privacy, or pedestrian-level conditions. The relief  
represents only a few inches of physical encroachment over the setback minimum. With the proposed 
gutters and downspouts, all rainwater runoff will be directed onto the applicant’s property and away from 
adjoining  parcels,  addressing  the  principal  concern  that  has  driven  this  standard  in  past  Board  
deliberations.

3.4  Special Conditions and Circumstances

(a)  Conditions peculiar to the property

The existing accessory structure’s offset from the property boundaries — 40 inches on the south (lane)  
elevation and 38 inches on the west elevation — is a pre-existing condition reflecting the original site  
development pattern. The conflict between this offset and the current 3-foot eave setback requirement is 
specific  to  lots  in  the  district  where  accessory  structures  predate  current  zoning  standards.  Newer 
accessory structures, sited under current TN-2 standards, would typically be set further from property 
lines and would not generate this conflict. The condition is therefore peculiar to this property and a small 
number of similarly-situated properties in the district.

(b)  Not the result of the applicant’s actions

The applicant did not create the structure, its position, or its offset from the property lines. The accessory 
building, its footprint, and its location on the lot predate the applicant’s ownership and the current zoning 
ordinance. The applicant has no ability to relocate the structure further from the property line.

(c)  Not purely financial in nature

The variance is not sought to use the property more profitably. The relief is required to allow the applicant 
to  comply  with  the  HPC  Design  Standards  (8-inch  minimum  eave)  while  rehabilitating  the  existing 
structure to accommodate the applicant’s elderly mother. The proposed use is purely residential and 
family-based; no rental, short-term-rental, or commercial use is proposed. The variance does not enable 
additional buildable area, additional floors, or additional density — only the architectural compliance of 
the eave detail.
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Variance Recommendation Request — Roof Eave Setback — 405 W. 37th Street

3.5  Literal Interpretation

Literal interpretation of the 3-foot eave setback requirement, applied to this specific pre-existing site 
condition, would deprive the applicant of the right to rehabilitate an existing accessory structure with 
code-compliant eaves — a right commonly enjoyed by property owners in the same Zoning District whose 
structures sit further from property lines. The result would be unnecessary and undue hardship, forcing  
the applicant to choose between two conflicting code requirements where neither choice serves the  
public interest.

3.6  Minimum Variance

The  relief  requested  is  the  minimum  necessary  to  make  rehabilitation  feasible.  The  applicant  has 
voluntarily reduced the eave depth from the existing 16 inches to a proposed 12 inches — 4 inches less 
than the existing dimension. This proactive reduction pulls each eave 4 inches further from the property  
line: from 24 inches to 28 inches on the south (lane) elevation, and from 22 inches to 26 inches on the west 
elevation. The applicant has thereby unilaterally reduced the existing 12-inch nonconformity on the south 
to 8 inches, and the existing 14-inch nonconformity on the west to 10 inches.

Further reduction is not feasible. The HPC Design Standards establish 8 inches as the minimum eave depth; 
reducing the eave to 8 inches would still produce a 4-inch nonconformity on the south elevation and a 6-
inch nonconformity on the west, and would compromise the historic carriage-house proportions the  
Design Standards are intended to preserve. The proposed 12-inch dimension is therefore a reasoned 
middle ground between architectural integrity and the goal of conformity — not a maximum convenient  
to the applicant. The 40-inch and 38-inch structure offsets are fixed and cannot be altered. The relief  
requested is, in real terms, the minimum that allows the rehabilitation to proceed while satisfying both the 
Design Standards and a reasonable architectural treatment of the historic accessory structure.

3.7  Special Privilege Not Granted

The variance, if granted, places the applicant on equal footing with other property owners in similar 
circumstances, not in a position of advantage. The Zoning Board of Appeals has recently approved directly 
comparable eave- and accessory-setback variances in the same and adjacent zoning districts:

• 303 West 34th Street (TN-2 zoning district — same as the subject property; Petition 25-003861-
ZBA; approved by the Zoning Board of Appeals on August 28, 2025): Relief for eaves or roof 
overhang setback from 3 feet to 2 feet, with the single condition that gutters be installed to 
divert runoff from adjoining properties. MPC Staff recommended approval. This is a near-
identical precedent in the same zoning district.

• 602 East 52nd Street (RSF-6 zoning district; Petition 25-003907-ZBA; approved August 28, 2025): 
Relief reducing the rear-yard setback for an ADU from 3 feet to 1 foot, in association with a 
substantial rehabilitation / new construction of a rear-yard accessory dwelling unit.

• 771 East Park Avenue (TR-3 zoning district; Petition 25-003776-ZBA; approved August 28, 2025): 
Relief reducing the rear-yard setback for an accessory structure from 5 feet to 0 feet.

• 220 West Duffy Street (TN-1 zoning district, Victorian Historic District; heard at HPC December 
2025 and at the Zoning Board of Appeals on January 22, 2026): Relief for roof overhang from the 
3-foot eave setback standard.
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Variance Recommendation Request — Roof Eave Setback — 405 W. 37th Street

The relief sought here is materially comparable to, and in some respects more conservative than, the relief 
granted  at  303  West  34th  Street.  The  applicant’s  proposal  voluntarily  reduces  the  existing 
nonconformities on both elevations — from 12 inches to 8 inches on the south, and from 14 inches to 10 
inches on the west — a measurable step toward compliance. Granting the variance would place the  
applicant on equal footing with other property owners who have undertaken similar rehabilitation and 
new-construction projects on lots with comparable site constraints.

Conclusion

The proposal represents a narrow, technical variance necessary to resolve a direct conflict between two  
regulatory requirements at a site where the existing structure position predates current zoning. The 
applicant has voluntarily reduced the eave depth from the existing 16 inches to a proposed 12 inches,  
measurably reducing rather than expanding the existing nonconformity on both the south (lane) and west 
elevations. The configuration follows the traditional Savannah carriage-house pattern: workshop and 
storage on the ground floor, a single dwelling unit above. The relief is mitigated by gutters and downspouts 
to address runoff. The variance is consistent with relief routinely granted by the Zoning Board of Appeals in 
directly comparable circumstances, most notably at 303 West 34th Street within the same TN-2 zoning 
district less than a year ago. The applicant respectfully requests that the Historic Preservation Commission 
recommend approval of the requested variance to the Zoning Board of Appeals.

Respectfully submitted,

Dr. Christine Wacta
PhD, Urban Planning & Spatial Intelligence
Architectural Designer | GIS & Resilience Researcher
405 West 37th Street, Savannah, Georgia 31401
Email: wacta2011@gmail.com  |  Phone: 912-596-6704

Date: ______________________________
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DETAIL 5 / A-5
2ND FLOOR BALCONY 4'-0" × 24'-0"
STAIR RELOCATED TO LONG SIDE (24'-0" EDGE)
1) PLAN DETAIL (TOP VIEW)
Balcony framing (unchanged)

Balcony: 24'-0" long × 4'-0" deep.  Ledger at building wall...Joists perpendicular to wall, spanning 4'-0" to outer 
beam...Stair location...
Stair is attached at the outer edge beam (DB1) and placed on the (long face), typically near center unless you 
want it offset.

PLAN DIAGRAM
                 BUILDING WALL / RIM JOIST
┌─────────────────────────────────────────────────┐
│ DL1: 2×8 PT LEDGER (FLASHED)                    │
│ DJ1: 2×8 PT JOISTS @16" o.c.  SPAN = 4'-0"      │
│  | | | | | | | | | | | | | | | | | | | | |     │
└─────────────────────────────────────────────────┘
DB1: (3) 2×10 PT OUTER BEAM (24'-0" CONT.)
───────────────────────────────────────────────────
■──────────■──────────■──────────■──────────■
P1                      P2                       P3                      P4                      P5
(Brick)             (Post)                   (Post)                  (Post)               (Brick)

STAIR ATTACHES HERE (ON LONG EDGE / 24' SIDE)
                ↓
      ┌────────────────────┐
      │  STAIR STRINGERS    │  (run down to grade)
      └────────────────────┘

Post / column layout 
5 supports total:  P1 = Brick column (left end)...P5 = Brick column (right end)...P2, P3, P4 = intermediate supports 
to keep beam spans ~6'

Dimensioning (simple): P1 @ 0'-0"...P2 @ 6'-0"...P3 @ 12'-0"....P4 @ 18'-0"...P5 @ 24'-0"...

If your stair is centered, keep P3 at the stair line (best), because the stair concentrates load at the attachment.

2) STAIR ATTACHMENT — PLAN CALLOUT (critical)

At the stair connection on DB1:

Provide SB1: solid blocking

Full-depth blocking between the joists at the stair attachment zone

Double rim/edge member where needed

Approved exterior-rated connectors for stair stringers

Do not rely on rim board alone

CAD note to place:

“SB1: Provide solid blocking between deck joists at stair 
attachment. Provide rated exterior stair connector hardware. 
Transfer stair reaction into DB1 and adjacent posts. ”

3) SECTION DETAIL (THROUGH STAIR CONNECTION ON 
LONG EDGE)
SECTION @ OUTER EDGE (DB1)
Deck surface
──────────────────────────────
DJ1 2×8 PT @ 16" o.c.
──────────────────────────────
DB1 (3) 2×10 PT OUTER BEAM
──────────────────────────────
Post / Brick Column (structural)
──────────────────────────────
.
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2ND FLOOR BALCONY — 4'-0" × 24'-0"
STAIR RELOCATED TO LONG SIDE (24'-0" EDGE)
1) PLAN DETAIL (TOP VIEW)
Balcony Framing (Updated Configuration)

Balcony dimensions remain 24'-0" long × 4'-0" deep.
Ledger attached at building wall. Floor joists remain perpendicular to the building wall and 
span the full 4'-0" depth to the exterior beam.

The stair has been relocated from the short edge to the long exterior edge (24'-0" side) 
and is attached directly to the outer beam DB1. Stair location may be centered or offset 
as required by architectural layout.

PLAN DIAGRAM
                 BUILDING WALL / RIM JOIST
┌──────────────────────────────────────────────────────┐
│ DL1: 2×8 PT LEDGER (FLASHED)                         │
│ DJ1: 2×8 PT JOISTS @ 16" O.C.  SPAN = 4'-0"         │
│  | | | | | | | | | | | | | | | | | | | | | | |     │
└──────────────────────────────────────────────────────┘

DB1: (3) 2×10 PT OUTER BEAM (24'-0" CONTINUOUS)
────────────────────────────────────────────────────────

■────────■────────■────────■────────■
P1        P2        P3        P4        P5

(Brick)   (Post)    (Post)    (Post)   (Brick)

          STAIR ATTACHES HERE
          (LONG EDGE / 24'-0" SIDE)
                     ↓

            ┌───────────────────┐
            │  STAIR STRINGERS  │
            │   TO GRADE BELOW  │
            └───────────────────┘
Post / Column Layout

Provide a total of 5 supports along the outer beam:

P1 = Existing brick column (left end)
P5 = Existing brick column (right end)
P2, P3, P4 = Intermediate structural posts

Support spacing is arranged to maintain beam spans at approximately 6'-0" maximum for 
economical framing and reduced deflection.

DIMENSIONING (TYPICAL)
P1 @ 0'-0"
P2 @ 6'-0"
P3 @ 12'-0"
P4 @ 18'-0"
P5 @ 24'-0"

If the stair is centered on the balcony, align stair attachment near P3 whenever 
possible. This improves load transfer from the stair framing directly into the primary 
support system.

2) STAIR ATTACHMENT — PLAN CALLOUT (CRITICAL)

At stair connection to beam DB1, provide the following:

SB1 — SOLID BLOCKING
Install full-depth solid blocking between adjacent deck joists at stair attachment 
location
Provide double rim or reinforced edge framing where required
Use approved exterior-rated stair connector hardware
Transfer stair reactions into beam DB1 and adjacent posts
Do NOT rely on rim board alone for stair support
CAD NOTE TO PLACE
SB1: PROVIDE SOLID BLOCKING BETWEEN DECK JOISTS AT
STAIR ATTACHMENT LOCATION. PROVIDE RATED EXTERIOR
STAIR CONNECTOR HARDWARE. TRANSFER STAIR REACTION
INTO DB1 AND ADJACENT POSTS.
3) SECTION DETAIL — THROUGH STAIR CONNECTION (LONG EDGE)
SECTION @ OUTER EDGE (DB1)
       DECK SURFACE
────────────────────────────────

DJ1: 2×8 PT JOISTS @ 16" O.C.
────────────────────────────────

DB1: (3) 2×10 PT OUTER BEAM
────────────────────────────────

STRUCTURAL POST / BRICK COLUMN
TO CONCRETE FOOTING BELOW
STRUCTURAL NOTES (UPDATED)
All pressure-treated lumber shall be rated for exterior use.
Exterior fasteners and connectors shall be hot-dip galvanized or stainless steel.
Verify all dimensions in field prior to fabrication.
Stair framing and connections shall comply with local residential code requirements.
All post footings to bear on properly sized reinforced concrete foundations.
Final member sizing and connections to be verified by structural engineer of record.
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