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Planning Commission Hearing Date:       June 2, 2020   6:30 P.M. 

Board of Commissioners Hearing Date: June 25, 2020 6:30 P.M.  
 

STAFF ANALYSIS  
 

Case No.: Z-20-1243878 Agenda #: N.10

Location/Address: Various properties on south side of 
Mountain Drive, northeast side of 
Covington Highway, north side of 
Kensington Road, and west side of 
Memorial Drive in Decatur, Georgia.  

 

Parcel ID(s): Various properties in 15-250 and 15-
251

 

Commission District:  4  Super District: 6 

Request: To rezone properties from R-75 (Residential Medium Lot-75), MR-2 (Medium Density 

Residential-2), and C-1 (Local Commercial) Districts to MU-4 (Mixed Use High Density) District 
to allow a future mix of land uses to implement the LCI Plan.   

Property Owner(s): MARTA 

Applicant/Agent: Debbie Frank 

Acreage: 35 acres 

Existing Land Use: Kensington MARTA station, an electrical sub-station, parking lot, and vacant land.   

Surrounding Properties:  Townhomes, apartments, single-family residential, and institutional (Avondale Patillo United 
Methodist Church) to the north across Mountain drive; single-family residential and 
condominiums to the west across Covington Highway in the City of Avondale Estates; vacant 
land, offices, and a park and ride lot to the south across Kensington Road; and vacant land to 
the east across Memorial Drive.   

Adjacent Zoning: 
 
 
 

Comprehensive Plan: 

North:  MU-5, O-I, MR-2, R-75 South:  HR-3 & RSM East:  O-I & R-75 West: City of 
Avondale Estates  

 
 

RC (Regional Center)/Kensington LCI Consistent        Not Consistent          

 

Proposed Density: NA Existing Density: NA 

Proposed Units/Square Footage: NA Existing Units: NA (Parking Lot) 

Proposed Lot Coverage:  NA Existing Lot Coverage:  NA 
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Zoning History: 
The properties appear to have been zoned R-75, MR-2, and C-1 since adoption of the first zoning ordinance and map in 
1956.  

 
Project Analysis  

The subject properties comprise 35 acres and contain the Kensington MARTA station, an electrical sub-station, 
parking lot, and vacant land.  The properties encompass a triangle of land bounded by Mountain Drive to the north, 
Memorial Drive to the east, Covington Highway to the west, and Kensington Road to the south.  The applicant, 
MARTA, is requesting to a rezoning to the MU-4 (Mixed Use High Density) district to allow a future mix of land uses 
consistent with the Kensington LCI Plan.   

Based on community input from the May 12th community meeting and meetings with Commissioner Gannon, 
MARTA is requesting that the MU-4 rezoning request be withdrawn (see attached withdrawal letter).   MARTA has 
submitted the following comments clarifying their withdrawal request: “Based on community feedback, MARTA will 
undertake a master planning process for transit-oriented development at Kensington Station.  At the completion of 
the master plan, we will submit a rezoning application to support the vision for transit-oriented development at the 
station.  The current zoning districts (R-75, MR-2, and C-1) are not supportive of the density and mix of land uses 
envisioned in transit-oriented communities.  The master planning process will provide MARTA and the community an 
opportunity to create a development strategy representing the density of mixed-use activities we want to support at 
the Kensington MARTA station”. 

A sidewalk is located along Kensington Road, next to the curb.  There are currently no pedestrian crossings with 
signage and triangular rapid flashing beacons connecting surrounding properties across Mountain Drive, Covington 
Highway, or Kensington Road to the Kensington MARTA station.  These and other necessary pedestrian, bicycle, and 
regional transportation network improvements should be addressed through the master planning process MARTA 
will undertake.  Additionally, these issues may also be addressed in a Development of Regional Impact (DRI) study to 
be submitted by MARTA, if a DRI is required.   
 

Policy Summary. The subject properties are part of a Regional Center that extends east to I-285, encompassing 
several DeKalb County buildings, including the Tax Commissioner’s Central Office, the Roads and Drainage 
Department, and the Sanitation Department. The Regional Center designation also extends to the north and 
south to include several residential neighborhoods.   The MU-4 district which allows a high density mixture of 
land uses up to 40 units per acre is consistent with the Regional Center Character area of the 2035 DeKalb County 
Comprehensive Plan which calls for a very high density mixture of retail, office, services, and employment 
opportunities with residential densities up to 120 dwelling units per acre.  The proposed mixed-use (MU-4) zoning 
is consistent with the “mixed-use” land use designation of the 2003 and 2012 Kensington LCI plans and the 
Transit Oriented Development (TOD) guidelines adopted by MARTA in 2010. 
 
Surrounding Development.   Surrounding land uses currently include townhomes, apartments, single-family 
residential, and institutional (Avondale Patillo United Methodist Church) to the north across Mountain drive; 
single-family residential and condominiums to the west across Covington Highway in the City of Avondale Estates; 
vacant land, offices, and a park and ride lot to the south across Kensington Road; and vacant land to the east 
across Memorial Drive.    New construction and rezoning approvals in the surrounding area over the several years 
have supported the high density mixed use development goals of the Regional Center character area and include 
the following:   
 

1. Two MU-5 (Mixed Use Very High Density) rezonings approved in 2016 on the north side of Mountain Drive 
(Avondale Estates and Avondale Hills) approved for a mix of residential, office, and retail which are currently 
under construction.   

2.   HR-3 (High Density Residential) rezoning approved in 2018 on properties on the south side of Kensington 
Road   approved for 244 multi-family apartments at a density of 86 units per acre. 
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3.  HR-3 rezoning request (Z 20 1243836) on current agenda (May 2020) requesting to rezone from O-I (Office 
Institutional) to HR-3 (High Density Residential) on the east side of Memorial Drive to allow the construction 
of 448 multi-family units at a density of 40 dwelling units per acre. 

 
 

LAND USE AND ZONING ANALYSIS 
Section 27-7.3.5 of the Zoning Ordinance, “Standards and factors governing review of proposed amendments 
to the official zoning map” states that the following standards and factors shall govern the review of all 
proposed amendments to the zoning maps. 

 
A. Whether the zoning proposal is in conformity with the policy and intent of the comprehensive plan: 

 
Comprehensive Plan Land Use Policies. 
The Comprehensive Plan envisions the subject properties as part of a Regional Center character area; policies 
include: promoting very high density, pedestrian oriented design, and open space requirements that enhance 
the public realm.  The proposed MU-4 district will allow development that is consistent with these goals as 
well as the following strategies and policies of the Regional Center (RC) character area of the 2035 
Comprehensive Plan:   “Create compact mixed use districts and reduce automobile dependency and travel to 
obtain basic services.” (RC Policy No. 5);  Encourage the clustering of neighborhood and community shopping 
and office facilities in nodes with defined boundaries which are convenient to population concentrations and 
major transportation facilities.” (Land Use Policy No. 12); and “Encourage transit-oriented development (TOD) 
in appropriate locations.” (Land Use Policy No. 13).     
 

Comprehensive Plan Small Area Plan - Kensington LCI Study.   
High density mixed use. The proposed MU-4 district is consistent with the goals of the 2003 Kensington LCI 
study to encourage “transit-oriented development” as “a high-density, mixed-use development that provides 
a central transit “village”, offering all the elements of a complete live/work/play environment.”   

 
2012 TOD Supplemental Study to Kensington LCI Study.  The 2012 TOD Supplemental Study to the LCI 
identifies mixed- income development at the top of the major goals list.  The proposed MU-4 district will allow 
ample development opportunities for affordable housing on the 35-acre project site.   

 
Transportation Plans:  Kensington  LCI   
There are currently no pedestrian crossings with signage and triangular rapid flashing beacons connecting 
surrounding properties across Mountain Drive, Covington Highway, or Kensington Road to the Kensington 

MARTA station. The LCI and supplemental studies address the transportation needs for the area and envision 
a transit-oriented development around the Kensington MARTA station.   These and other necessary 
pedestrian, bicycle, and regional transportation network improvements should be addressed through the 
master planning process MARTA will undertake.  Additionally, these issues may also be addressed in a 

Development of Regional Impact (DRI) study to be submitted by MARTA, if a DRI is required.   
 

 
B. Whether the zoning proposal will permit a use that is suitable in view of the use and 

development of adjacent and nearby properties: 
 

High-density mixed-use development is suitable in view of the MARTA station proximity, the mixed-use MU-
5 zoned properties on the north side of Mountain Drive, the high density multi-family HR-3 zoned properties 
on the south side of Kensington Road and the east side of Memorial Drive, and the surrounding commercial 
and institutional uses.  Enhanced pedestrian, bicycle, and regional bus transit infrastructure must be actively 



Prepared 5/20/20   JLR Page 4 Z-20-1243878 

 

designed and constructed to integrate the MARTA station with surrounding properties and the regional 
transportation network.  These and other necessary pedestrian, bicycle, and regional transportation network 
improvements should be addressed through the master planning process MARTA will undertake.  
Additionally, these issues may also be addressed in a Development of Regional Impact (DRI) study to be 
submitted by MARTA, if a DRI is required.   
 

C. Whether the property to be affected by the zoning proposal has a reasonable economic use as 
currently zoned: 

 
While the properties currently have a reasonable economic use as a MARTA station and parking lot, the 
proposed high density mixed-use zoning will better comply with the intent of the Regional Center 
character area’s policies for high density mixed use in the area.  

 
D. Whether the zoning proposal will adversely affect the existing use or usability of adjacent or nearby 

property: 
 

It does not appear that the high density mixed use zoning district would adversely affect the existing mixed 
use development pattern in the surrounding area encompassing institutional, office, multi-family, and single-
family uses.  Enhanced pedestrian, bicycle, and regional bus transit infrastructure must be actively designed 
and constructed to integrate the MARTA station with surrounding properties and the regional transportation 
network.   These and other necessary pedestrian, bicycle, and regional transportation network 
improvements should be addressed through the master planning process MARTA will undertake.  
Additionally, these issues may also be addressed in a Development of Regional Impact (DRI) study to be 
submitted by MARTA, if a DRI is required.   
 

E. Whether there are other existing or changing conditions affecting the use and development of the 
property, which give supporting grounds for either approval or disapproval of the zoning proposal: 

 

Changing conditions which provide supporting grounds for approval include several new, under-
construction and proposed multi-family developments in the nearby area, and local and regional policy 
discussions for expanded transit and transit-supportive funding for pedestrian infrastructure. 

 
F. Whether the zoning proposal will adversely affect historic buildings, sites, districts, or 

archaeological resources: 
 

Based on the submitted information, no historic buildings, sites, districts, or archaeological 
resources are located on the subject properties or in the surrounding area. 
 

 
G. Whether the zoning proposal will result in a use which will or could cause an excessive or burdensome 

use of existing streets, transportation facilities, utilities, or schools: 
  

Enhanced pedestrian, bicycle, and regional bus transit infrastructure must be actively designed and 
constructed to integrate the MARTA station with surrounding properties and the regional transportation 
network. These and other necessary pedestrian, bicycle, and regional transportation network improvements 
should be addressed through the master planning process MARTA will undertake.  Additionally, these issues 
may also be addressed in a Development of Regional Impact (DRI) study to be submitted by MARTA, if a DRI 
is required.  Impacts on the capacity of the school system should also be addressed through MARTA’s master 
planning process.  The applicant will need to obtain a sewer capacity letter from the Department of 
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Watershed Management to verify if sewer capacity is adequate.   
 

H. Whether the zoning proposal adversely impacts the environment or surrounding natural resources: 
 

The proposed development is not expected to have unusual impacts on the natural environment. 
 

 
STAFF RECOMMENDATION:  WITHDRAWAL WITHOUT PREJUDICE 
The proposed MU-4 district allowing a high intensity mixture of uses with residential densities up to 40 dwelling 
units per acre will allow future development opportunities that are consistent with the following policies of the 
Regional Center (RC) character area of the 2035 Comprehensive Plan:   “Encourage a very high density mix of 
retail, office, services, and employment opportunities and allow residential densities up to 120 dwelling units per 
acre (RC Policy No. 2 & 21)”; and “Encourage the clustering of neighborhood and community shopping and office 
facilities in nodes with defined boundaries which are convenient to population concentrations and major 
transportation facilities.” (Land Use Policy No. 12).  The proposed MU-4 district is also consistent with the goals of 
the 2003 and 2012 Kensington LCI studies to encourage “transit-oriented development” as “a high-density, mixed-
use development that provides a central transit “village”, offering all the elements of a complete live/work/play 
environment.   
 

However, based on community input from the May 12th community meeting and meetings with Commissioner 
Gannon, MARTA is requesting that the MU-4 rezoning request for this property be withdrawn (see attached 
withdrawal letter).   MARTA has submitted the following comments clarifying their withdrawal request: “Based 
on community feedback, MARTA will undertake a master planning process for transit-oriented development at 
Kensington Station.  At the completion of the master plan, we will submit a rezoning application to support the 
vision for transit-oriented development at the station.  The current zoning districts (R-75, MR-2, and C-1) are not 
supportive of the density and mix of land uses envisioned in transit-oriented communities.  The master planning 
process will provide MARTA and the community an opportunity to create a development strategy representing 
the density of mixed-use activities we want to support at the Kensington MARTA station”. 
 
Therefore, the Department of Planning and Sustainability recommends “Withdrawal without Prejudice” of the 
rezoning request as requested by the applicant.    
 

Attachments: 
1. Department and Division Comments 
2. Board of Health Comments 
3. Board of Education Comments 
4. Application 
5. Site Plan 
6. Zoning Map 
7. Land Use Plan Map 
8. Aerial Photograph 
9. Site Photographs 
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NEXT STEPS 

 

If this application is approved, the following will be required: 
 

 

 
 

• Land Disturbance Permit (Required for of new building construction on non-residential properties, or land 

disturbance/improvement such as storm water detention, paving, digging, or landscaping.) 

 

 
 

 

• Building Permit   (New construction or renovation of a building (interior or exterior) may require full plan 

submittal or other documentation. Zoning, site development, watershed and health department standards will 

be checked for compliance.) 

 

 

 

• Certificate of Occupancy (Required prior to occupation of a commercial or residential space and for use of 

property for a business. Floor plans may be required for certain types of occupants.) 

• Plat Approval (Required if any parcel is being subdivided, re-parceled, or combined. Issued 

“administratively”; no public hearing required.) 

• Sketch Plat Approval  (Required for the subdivision of property into three lots or more. Requires a public 

hearing by the Planning Commission.) 

• Overlay Review  (Required review of development and building plans for all new construction or exterior 

modification of building(s) located within a designated overlay district.) 

• Historic Preservation (A Certificate of Appropriateness is required for any proposed changes to building 

exteriors or improvements to land when located within the Druid Hills or the Soapstone Geological Historic 

Districts.  Historic Preservation Committee public hearing may be required.) 

 

 

 

• Variance (Required to seek relief from any development standards of the Zoning Ordinance.  A public hearing 

and action by the Board of Appeals are required for most variances.) 

• Minor Modification (Required if there are any proposed minor changes to zoning conditions that were 

approved by the Board of Commissioners. The review is administrative if the changes are determined to be 

minor as described by Zoning Code.) 

• Major Modification (Required submittal of a complete zoning application for a public hearing if there are any 

proposed major changes to zoning conditions that were approved by the Board of Commissioner for a prior 

rezoning.) 

• Business License (Required for any business or non-residential enterprise operating in Unincorporated 

DeKalb County, including in-home occupations). 

• Alcohol License (Required permit to sell alcohol for consumption on-site or packaged for off-site 

consumption.  Signed and sealed distance survey is required. Background checks will be performed.) 

 

 
 

Each of the approvals and permits listed above requires submittal of application and supporting documents, and 

payment of fees. Please consult with the appropriate department/division. 








































































































