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Public Hearing:  YES ☒     NO ☐          Department: Planning and Sustainability                                       
 
SUBJECT: 
..Title  
Commission District(s):  4 & 6 

Application of John Corcoran for a Special Land Use Permit (SLUP) within the HR-2 (High Density 
Residential-2) District to allow for the construction of up to 130 senior housing residences in accordance 
with Chapter 27, Article 4, Table 4.1 Use Table and Section 27-4.2.46 (Senior Housing Supplemental 
Regulations) of the DeKalb County Code for properties at 3383, 3393, and 3391 Kensington Road and 4150 
and 4200 Memorial Drive. 
..Body 
 

Petition No.:    SLUP-20-1243877 

Proposed Use:    Senior Housing 

Location:    3383, 3393 & 3391 Kensington Road; and 4150 and 4200 Memorial Drive  

Parcel No.:    15-250-06-009, 15-251-03-001, 15-251-03-002, 15-251-03-003, 15 251 03 004 

Information Contact:  Jahnee Prince, AICP 

Phone Number:   404-371-2607 

 
PURPOSE: 
Application of John Corcoran for a Special Land Use Permit (SLUP) within the HR-2 (High Density Residential-
2) District to allow for the construction of up to 130 senior housing residences in accordance with Chapter 27, 
Article 4, Table 4.1 Use Table and Section 27-4.2.46 (Senior Housing Supplemental Regulations) of the DeKalb 
County Code.  The property is located on the south side of Kensington Road and the west side of Memorial Drive, 
at 3383, 3393, and 3391 Kensington Road; and 4150 and 4200 Memorial Drive in Decatur, Georgia.  The property 
has approximately 580 feet of frontage along Kensington Road, 845 feet of frontage along Memorial Drive and 
contains 4.76 acres.  
 
RECOMMENDATION: 
..Recommended Action 
COMMUNITY COUNCIL:  Full Cycle Deferral  
 
PLANNING COMMISSION: Deferral 
 
STAFF RECOMMENDATION: Approval with Conditions 
 
PLANNING STAFF ANALYSIS:   The proposed request for senior housing with accessory nonresidential uses is 
required to obtain a Special Land Use Permit (SLUP) in the proposed HR-2 (High Density Residential-2) zoning district 
(see associated rezoning case Z 20 1243876 from R-75 to HR-2).  The applicant was originally requesting to rezone to the 
MU-4 (Mixed Use High Density) District which allows residential densities up to 40 dwelling units per acre.  The project 
was initially proposing up to 170 affordable senior housing residences within two four-story multi-family buildings at a 
density of 40 units per acre, but was not able to provide a minimum of 20% nonresidential uses as required by the MU-4 
zoning.     The rezoning and SLUP applications were deferred from the June 9, 2020 Board of Commissioners meeting to the 
July 14th Board of Commissioners meeting to allow the applicant time to revise their rezoning application to the HR-2 (High 
Density Residential-2) District to allow an increase in residential density from 40 to 52 dwelling units per acre and increase 



the building height from four stories to five stories to be more consistent with the higher densities called for by the Regional 
Center (RC) character area of the 2035 Comprehensive Plan (up to 120 dwelling units per acre).   Of the proposed 250 
residential units on the project site, 130 of those will be affordable senior housing.  Based on the submitted information, it 
appears that the SLUP proposal for high density senior housing with accessory nonresidential uses is compatible and 
consistent with the nearby MARTA station, surrounding commercial and institutional uses, and other high density multi-
family projects either approved or under construction in the surrounding area.    The submitted concept plan, along with 
zoning conditions recommended by Planning Department Staff, is consistent with the Kensington LCI goals and TOD 
(Transit Oriented Development) guidelines adopted by MARTA focusing on high density, pedestrian focused developments 
by bringing the buildings up to wide sidewalks along the street, locating parking behind the buildings, and providing public 
access to open space.  It appears that the project complies with the senior housing supplemental regulations of the zoning 
ordinance.  With the recommended transportation improvements by Planning Department staff, the SLUP proposal should 
not cause an excessive or burdensome use of existing streets and transportation facilities.   Therefore, Staff is recommending 
approval of the SLUP subject Staff’s recommended conditions.   
 
PLANNING COMMISSION VOTE:  Deferral 7-0-0. L. Osler moved, P. Womack, Jr. seconded for a Deferral 
to the July 14, 2020 Board of Commissioners agenda.  V. Moore was not present for this vote.   
 
COMMUNITY COUNCIL VOTE/RECOMMENDATION:  Full Cycle Deferral 9-0-1.  The Council 
recommended "Full Cycle Deferral" since the proposed concept plans were in the process of being redesigned 
and Council wanted to review plans when they were completed. There was additional discussion concerning that 
there was not enough parking, and concerns that seniors who would live in the development would have no cars 
and no nearby parks, grocery stores, or drug stores to walk to. 
 
 



SUBSTITUTE AGENDA ITEM PAGE 

SUBSTITUTE CONDITIONS 

SLUP‐20‐1243877 

July 10, 2020 

 

1. The  4.76  acre  tract  (the  “Project  Site”)  shall  be  developed  in  general  conformity  with  the 
conceptual plan entitled “Exhibit A” and entitled Kensington Pointe and dated June 29, 2020 by 
the Department of Planning and Sustainability.   Development  shall  comply with  the  intent of 
MARTA Transit‐Oriented Development  (TOD) Guidelines by moving  the buildings  close  to  the 
Kensington Road and Memorial Drive  rights‐of‐way with parking  located behind  the proposed 
buildings.    Building height shall be  five stories  for  the residential buildings and a minimum of 
thirty  feet  tall  for  the office  building.   Density will  be between  40  and  60  dwelling units per 
acre.  Internal sidewalks (minimum 5 feet in width) shall be constructed adjacent to all buildings, 
connected  throughout  the  entire  Project  Site  to  provide  for  continuous  connectivity  to  all 
buildings and open space to proposed sidewalks along Kensington Road and Memorial Drive.  If 
the  sidewalks  crosses  a  driveway,  it  shall  be  clearly marked with  striping,  pavers,  or  raised 
crosswalks.  The Developer shall install pet refuse stations at appropriate locations along internal 
sidewalks/walking trails.  
 

2. A  commercial  or  office  building  shall  be  located  on  the  northeast  corner  of  the  site  at  the 
Kensington Road/Memorial Drive intersection.  Non‐residential uses shall constitute a minimum 
of 10% of the total building square footage on the project site.  Reserved space without immediate 
tenant for future occupancy shall count toward compliance with this condition.  Nonresidential 
uses may also include a fitness center, a business center, recreation center, and/or community 
rooms.  

 

3. Open space shall comprise a minimum of 15% of the project site.  Provide and maintain outdoor 
play and recreation areas with a minimum area of five (5) percent of the total area of the lot or 
four thousand (4,000) square feet, whichever is greater.   The applicant will meet the minimum 
and is currently estimated at 30% open space. 

 

4. Building materials to comply with Article 5 of the Zoning Ordinance.  No vinyl or metal buildings 
are allowed.  The building elevations for Kensington Roads shall be reasonably consistent to the 
elevations submitted on July 9, 2020 to the Planning Department. The final building elevations 
and  building  materials  shall  be  approved  in  writing  by  the  District  and  Super  District 
Commissioners  for the Project Site prior to the  issuance of  the Building Permit  for the Project 
Site.  Final building elevations shall show articulation of different building materials.  

 

5. All  openings  of  the  parking  deck  facing  the  internal  street  shall  be  treated  with  a  mural, 
architectural elements, trellis with vines, or a combination thereof.  All internal elements to the 
parking deck such as plumbing pipes, fans, ducts and lighting shall be concealed from the exterior 
view. Lighting shall be shielded to minimize light spillover beyond and above the deck. The lighting 
on top deck shall be fully shielded fixtures and directed towards the parking spaces and not to 
any adjacent properties. 



6. One blade sign not to exceed 60 square feet per side with approximate dimensions of 3 feet wide 
x 20 feet tall shall be permitted for each residential building.   One wall mounted sign not to exceed 
6 feet tall x 10 feet wide for the office/commercial building may be erected.  One monument sign 
not to exceed 20 square feet (per sign face) shall be allowed at the intersection of Memorial Drive 
and the internal private service road.   One wall mounted sign not to exceed 10 square feet may 
be  erected  at  the  intersection  of  Kensington  Road  and  the  private  internal  service  drive.  
Wayfaring signs of less than 18 inches in height shall also be permitted.  All of these sign conditions 
shall be subject to the requirements of the DeKalb County Sign Ordinance.  If there is a conflict 
between  these  conditions  and  the  DeKalb  County  Sign  Ordinance,  the  more  restrictive 
requirement shall apply. 

 

7. Prior  to  the  issuance  of  a  Land  Development  Permit  for  the  Project  Site,  the  developer,  in 
cooperation  with  the  abutting  LDG   development,  shall  submit  to  the  DeKalb  County 
Transportation  Department  a  Pedestrian  Safety  Analysis  prepared  by  a  professional 
transportation engineer for safe pedestrian access from the Project Site to the Kensington MARTA 
station.    

 

8. In order to match the streetscape standards that are required of the abutting LDG Development 
on Kensington Road to the greatest extent possible, a streetscape zone shall be constructed along 
Kensington Road  and shall  include the installation of landscape strips and street trees consistent 
with those on the LDG site as approved by the County Arborist,   with a minimum 10‐foot wide 
sidewalk  and  a  minimum  10‐foot  wide  green  space/landscape  strip  except  in  front  of  the 
office/commercial building where existing right‐of‐way is enlarged.  Under no circumstance shall 
the landscape strip be less than 5‐feet wide.  The Landscape strip shall be between the curb and 
the sidewalk.  Lighting shall be placed within the landscape strip.   A pedestrian pocket park with 
a  seating  area  shall  be  provided  along  the western  portion  of  the  project  site  between  the 
proposed buildings and the abutting LDG Development site.   

 

9. A streetscape zone shall be established along the Memorial Drive frontage to the extent possible 
given project design constraints, topographical issues, and Georgia Department of Transportation 
(GDOT) requirements.  The existing sidewalk shall be retained and repaired to ADA standards if 
damaged and extended to meet the new sidewalk along Kensington  if necessary. Between the 
sidewalk and the building edge along Memorial Drive, the applicant shall provide a minimum 5‐
foot wide and a maximum 10‐foot wide  landscape strip. This  landscaping may consist of small 
trees and /or hedges.   The existing decorative street  lighting will be  inspected and  repaired  if 
necessary.   

 

10. A  landscape  plan  showing  the  proposed  landscaping  within  the  streetscape  zones  along 
Kensington Road and Memorial Drive, along the proposed internal private drive, and for any open 
space  area on  the project  site  shall be  approved  in writing by  the District  and  Super District 
Commissioners  for the Project Site prior to the  issuance of  the Building Permit  for the Project 
Site.   

 

11. Refuse areas shall not be visible from the public street and shall be fenced or screened with a 
combination of materials and colors to match building materials of the primary building.  

 

12. All equipment located on any flat top roof shall be screened from view.  
 

13. All storm water detention shall be underground.   
 



 



 

DeKalb County Department of Planning & Sustainability 

   

       

 

 

                           Planning Commission Hearing Date:         June 2, 2020  6:30 P.M. 
Board of Commissioners Hearing Date:    July 14, 2020 9:00 A.M. 
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         SUBSTITUTE 
 

 

              Case No.:  SLUP-20-1243877 Agenda #:  N-2 
 

 Location/ 
Address: 
 

3383, 3391, & 3393 Kensington Road and 4150 
and 4200 Memorial Drive, Decatur, Georgia 

Commission District: 4     Super 
District:  6 

 Parcel ID: 15 250 06 009, 15 251 03 001, 15 251 03 002, 
15 251 03 003, 15 251 03 004 
 

 

 Request: For a Special Land Use Permit (SLUP) to allow up to 130 senior housing residences 
in the HR-2 (High Density Residential-2) district, in accordance with Chapter 27, 
Article 4, Table 4.1 Use Table of the DeKalb County Code.    
 

 Property Owner: MARTA 
 

 Applicant/Agent: John Corcoran 
 

 Acreage: 4.76 
 

 Existing Land Use: Parking Lot 
  

 Surrounding Properties:  Kensington MARTA station to the north, northeast, and northwest; vacant land 
and offices to the east:  the DeKalb County Juvenile Detention Center and a Shell 
gas station to the south; and vacant land and offices to the west 
 

 Adjacent Zoning: 
 
Comprehensive Plan: 

 North:  R-75 South:  C-1 East:  O-I & HR-3 West: HR-3 and Avondale Estates 
 
RC (Regional Center)         Consistent      Inconsistent    

    
 

 Proposed Density:    NA Existing Density:  NA 
 Proposed Units/Square Ft.:  Up to 130 Senior Housing 

residences 
Existing Units/Square Feet:  Parking Lot 

 Proposed Lot Coverage:  NA Existing Lot Coverage:  NA 
 

 
 

X

_

_

_ 

_ 
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Staff Recommendation:   APPROVAL WITH CONDITIONS 
The proposed request for senior housing with accessory nonresidential uses is required to obtain a Special Land Use 
Permit (SLUP) in the proposed HR-2 (High Density Residential-2) zoning district (see associated rezoning case Z 20 
1243876 from R-75 to HR-2).  The applicant was originally requesting to rezone to the MU-4 (Mixed Use High 
Density) District which allows residential densities up to 40 dwelling units per acre.  The project was initially 
proposing up to 170 affordable senior housing residences within two four-story multi-family buildings at a density of 
40 units per acre, but was not able to provide a minimum of 20% nonresidential uses as required by the MU-4 zoning.    
 
The rezoning and SLUP applications were deferred from the June 9, 2020 Board of Commissioners meeting to the 
July 14th Board of Commissioners meeting to allow the applicant time to revise their rezoning application to the 
HR-2 (High Density Residential-2) District to allow an increase in residential density from 40 to 52 dwelling units 
per acre and increase the building height from four stories to five stories to be more consistent with the higher 
densities called for by the Regional Center (RC) character area of the 2035 Comprehensive Plan (up to 120 dwelling 
units per acre).   Of the proposed 250 residential units on the project site, 130 of those will be affordable senior 
housing.  Based on the submitted information, it appears that the SLUP proposal for high density senior housing 
with accessory nonresidential uses is compatible and consistent with the nearby MARTA station, surrounding 
commercial and institutional uses, and other high density multi-family projects either approved or under 
construction in the surrounding area.   

 
The submitted concept plan, along with zoning conditions recommended by Planning Department Staff, is consistent 
with the Kensington LCI goals and TOD (Transit Oriented Development) guidelines adopted by MARTA focusing on 
high density, pedestrian focused developments by bringing the buildings up to wide sidewalks along the street, 
locating parking behind the buildings, and providing public access to open space.  It appears that the project 
complies with the senior housing supplemental regulations of the zoning ordinance.  With the recommended 
transportation improvements by Planning Department staff, the SLUP proposal should not cause an excessive or 
burdensome use of existing streets and transportation facilities.   Therefore, Staff is recommending approval of the 
SLUP subject to the following conditions:   
 

1. The 4.76 acre tract (the “Project Site”) shall be developed in general conformity with the conceptual plan 
entitled “Exhibit A” and entitled Kensington Pointe and dated June 29, 2020 by the Department of Planning and 
Sustainability.  Development shall comply with the intent of MARTA Transit-Oriented Development (TOD) 
Guidelines by moving the buildings close to the Kensington Road and Memorial Drive rights-of-way with 
parking located behind the proposed buildings.   Building height shall be five stories for the residential buildings 
and a minimum of thirty feet tall for the office building.  Density will be between 40 and 60 dwelling units per 
acre.  Internal sidewalks (minimum 5 feet in width) shall be constructed adjacent to all buildings, connected 
throughout the entire Project Site to provide for continuous connectivity to all buildings and open space to 
proposed sidewalks along Kensington Road and Memorial Drive.  If the sidewalks crosses a driveway, it shall be 
clearly marked with striping, pavers, or raised crosswalks.  The Developer shall install pet refuse stations at 
appropriate locations along internal sidewalks/walking trails.  
 

2.   A commercial or office building shall be located on the northeast corner of the site at the Kensington 
Road/Memorial Drive intersection.  Non-residential uses shall constitute a minimum of 10% of the total 
building square footage on the project site.  Reserved space without immediate tenant for future occupancy 
shall count toward compliance with this condition.  Nonresidential uses may also include a fitness center, a 
business center, recreation center, and/or community rooms.  
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3.   Open space shall comprise a minimum of 15% of the project site.  Provide and maintain outdoor play and 

recreation areas with a minimum area of five (5) percent of the total area of the lot or four thousand (4,000) 
square feet, whichever is greater.   The applicant will meet the minimum and is currently estimated at 30% 
open space.  

 
4.   Building materials to comply with Article 5 of the Zoning Ordinance.  No vinyl or metal buildings are allowed. 

 The building elevations for Kensington Roads shall be reasonably consistent to the elevations submitted on 
July 9, 2020 to the Planning Department. The final building elevations and building materials shall be approved 
in writing by the District and Super District Commissioners for the Project Site prior to the issuance of the 
Building Permit for the Project Site.  Final building elevations shall show articulation of different building 
materials.   

 
5.   All openings of the parking deck facing the internal street shall be treated with a mural, architectural elements, 

trellis with vines, or a combination thereof.  All internal elements to the parking deck such as plumbing pipes, 
fans, ducts and lighting shall be concealed from the exterior view. Lighting shall be shielded to minimize light 
spillover beyond and above the deck. The lighting on top deck shall be fully shielded fixtures and directed 
towards the parking spaces and not to any adjacent properties.  

 
6.   One blade sign not to exceed 60 square feet per side with approximate dimensions of 3 feet wide x 20 feet tall 

shall be permitted for each residential building.   One wall mounted sign not to exceed 6 feet tall x 10 feet wide 
for the office/commercial building may be erected.  One monument sign not to exceed 20 square feet (per sign 
face) shall be allowed at the intersection of Memorial Drive and the internal private service road.   One wall 
mounted sign not to exceed 10 square feet may be erected at the intersection of Kensington Road and the 
private internal service drive.  Wayfaring signs of less than 18 inches in height shall also be permitted.  All of 
these sign conditions shall be subject to the requirements of the DeKalb County Sign Ordinance.  If there is a 
conflict between these conditions and the DeKalb County Sign Ordinance, the more restrictive requirement 
shall apply.  

 
7. Prior to the issuance of a Land Development Permit for the Project Site, the developer, in cooperation with the 

abutting LDG  development, shall submit to the DeKalb County Transportation Department a Pedestrian Safety 
Analysis prepared by a professional transportation engineer for safe pedestrian access from the Project Site to 
the Kensington MARTA station.    

 
8. In order to match the streetscape standards that are required of the abutting LDG Development on Kensington 

Road to the greatest extent possible, a streetscape zone shall be constructed along Kensington Road  and shall  
include the installation of landscape strips and street trees consistent with those on the LDG site as approved 
by the County Arborist,  with a minimum 10-foot wide sidewalk and a minimum 10-foot wide green 
space/landscape strip except in front of the office/commercial building where existing right-of-way is enlarged.  
Under no circumstance shall the landscape strip be less than 5-feet wide.  The Landscape strip shall be between 
the curb and the sidewalk.  Lighting shall be placed within the landscape strip.   A pedestrian pocket park with a 
seating area shall be provided along the western portion of the project site between the proposed buildings 
and the abutting LDG Development site.   

 
9. A streetscape zone shall be established along the Memorial Drive frontage to the extent possible given project 

design constraints, topographical issues, and Georgia Department of Transportation (GDOT) requirements.  The 
existing sidewalk shall be retained and repaired to ADA standards if damaged, and extended to meet the new 
sidewalk along Kensington if necessary. Between the sidewalk and the building edge along Memorial Drive, the 
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applicant shall provide a minimum 5-foot wide and a maximum 10-foot wide landscape strip. This landscaping 
may consist of small trees and /or hedges.  The existing decorative street lighting will be inspected and repaired 
if necessary.   

 
10. A landscape plan showing the proposed landscaping within the streetscape zones along Kensington Road and 

Memorial Drive, along the proposed internal private drive, and for any open space area on the project site shall 
be approved in writing by the District and Super District Commissioners for the Project Site prior to the 
issuance of the Building Permit for the Project Site.   

 
11. Refuse areas shall not be visible from the public street and shall be fenced or screened with a combination of 

materials and colors to match building materials of the primary building.   
 

12. All equipment located on any flat top roof shall be screened from view.   
 

13. All storm water detention shall be underground.   
 
 

PROJECT ANALYSIS 

The subject properties comprise 4.76 acres and contain a MARTA parking lot.  The property is part of a triangle of land 
bounded on the north by Kensington Road, on the southeast by Memorial Drive, and on the southwest by Covington 
Highway. In addition to two vacant properties, the other land uses in this triangle are the DeKalb Juvenile Justice Center 
and a Citgo gas station.  The Kensington MARTA Station is located across Kensington Road to the north.   A sidewalk is 

located along Kensington Road, next to the curb.  
 

The applicant was originally requesting to rezone to the MU-4 (Mixed Use High Density) District which allows 
residential densities up to 40 dwelling units per acre.  Under that MU-4 zoning the project was proposing up to 170 
senior housing residences within two four-story multi-family buildings at a density of 40 units per acre. All of those 
proposed units were to be affordable housing units.  However, the rezoning and SLUP application was deferred from the 
June 9, 2020 Board of Commissioners meeting to the July 14th Board of Commissioners meeting to allow the applicant 
time to revise their rezoning application to HR-2 (High Density Residential-2) zoning to allow an increase in residential 
density from 40 to 52 dwelling units per acre and increase the building height from four stories to five stories.   The 
higher densities allowed by HR-2 zoning (up to 60 units per acre) are more consistent with the Regional Center (RC) 
character area of the 2035 Comprehensive Plan calling for up to 120 dwelling units per acre and the Transit Oriented 
Development (TOD Guidelines) adopted by MARTA in 2010 to provide a high density, pedestrian-focused development 
near the Kensington MARTA station.  The HR-2 district is also more be consistent with the adjacent HR-3 zoning to the 
west.  The applicant is applying for tax credits from the Georgia Department of Community Affairs, and in order for their 
tax credit application to remain competitive, the applicant must have a rezoning request approved by July 31st.   
 
The proposed site plan and application is in keeping with the Transit Oriented Development (TOD) Guidelines adopted 
by MARTA in 2010 to provide a high density, pedestrian-focused development near public transit stations by bringing the 
buildings up to the street and proposed wide sidewalks, locating parking behind the buildings, and providing publicly 
accessible open space.   The submitted application indicates five-story buildings will be located adjacent to the proposed 
sidewalk and right-of-way along Kensington Road and Memorial Drive, with parking and an internal private access drive 
located behind the buildings.   Access is proposed via one driveway off Kensington Road and a right in, right out access 
off Memorial Drive.  250 residential units are proposed on the project site at a density of 52 dwelling units per acre, with 
130 of those units dedicated for affordable senior housing and 120 units will be market rate multi-family.  The project’s 
total residential building square footage is 319,840 square feet which includes senior housing units and market rate 
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multi-family units.  While no non-residential uses are required in HR-2 zoning, the applicant is providing 10.6% of the 
project site as office space (38,032 square feet), consistent with the 10% non-residential uses required in the adjacent 
HR-3 multi-family project abutting the north property line.   Providing a commercial component is consistent with the 
Kennsington LCI and MARTA TOD design guidelines to provide a mixture of land uses around the MARTA station to 
encourage pedestrian activity and reduce automobile dependency.  The applicant indicates that the proposed building 
materials will likely consist of fiber cement and masonry veneers.     
 
A four-story parking deck containing 340 parking spaces is proposed behind the five-story buildings.  Since the project is 
within 1000 feet of a MARTA station, the zoning ordinance allows a 25% parking reduction upon application of an 
administrative variance, which would require only 265 parking spaces.  Therefore the proposed number of parking 
spaces complies with code requirements.  The project is providing an abundance of open space (37% open space 
provided, 15% required by the zoning ordinance) and outdoor recreation areas (10,367 s.f. required by zoning ordinance, 
23,509 s.f. provided) located throughout the project site and will consist of passive open space which will be accessible 
to the public via internal sidewalks within the project site that connect to proposed public sidewalks along Kensington 
Road and Memorial Drive.   Due to the pedestrian-focused design, the generous amount of open space and outdoor play 
area provided, and topographical constraints of the subject properties, the applicant indicates that administrative 
variances may be needed for a portion of the streetscape requirements of the zoning ordinance (10-foot wide sidewalk, 
10-ft wide landscape strip, street trees 40 feet on center, etc) along Kennsington Road and Memorial Drive.  
 
Surrounding Development.   There is new market-rate senior housing multi-family development construction underway 
along Mountain Drive around ¾ mile distance from the subject property to the north on the other side of the MARTA 
station (the Avondale Hills and Avondale Park developments).  These developments are geographically separated from 
the subject parcels by the MARTA station and roadways to the immediate north.  The properties to the west currently 
contain vacant land and offices. These properties were recently rezoned to HR-3 (High Density Residential) District on 
July 24, 2019 by the Board of Commissioners and approved for 244 apartments within a six story building.  The subject 
site backs up to the DeKalb Juvenile Justice Center to the southwest and a Shell gas station to the south.  To the east 
across Memorial Drive are offices and vacant land.  

 
Supplemental Requirements:  The application indicates there will be compliance with the following Senior Housing 
Supplemental Regulations of the Zoning Ordinance.   

Section 27-4.2.26 requires the following for Senior Housing:  

A. Primary uses: Senior housing facilities shall include either independent living units or assisted living units (confirm they are independent 
living units), or both. The independent living units may be either single-family (detached) residences or multifamily (attached) residences.  
The primary use of the proposed development is independent senior housing. 

B. Accessory uses: Senior housing facilities shall include one (1) or more of the following accessory uses: 1. Ancillary clinics, personal service, 
retail (e.g., pharmacy, hair salon, medical offices). 2. Central kitchen and dining facility. 3. Recreation and amenities. 4. 
Building/Clubhouse for classes, meetings, concerts, storytelling, etc. 5. Adult day care. 

Accessory uses of senior housing include a clubhouse for classes, meetings, and other community amenities.  

C. The maximum number of unrelated residents living independently (not requiring personal care) and at age fifty-five (55) or older allowed 
in an independent living unit is one (1) per bedroom. 

The maximum number of unrelated residents living independently (not requiring personal care) and at age 55 or older allowed in 
independent living unit is one per bedroom. 

D. Height Standards: A senior living facility in which all of the occupied units are occupied by at least one senior aged fifty-five (55) or older 
is authorized up to ten (10) stories without a height SLUP in HR, MU3, MU-4, and MU-5 zoning districts, subject to transitional height 
plane regulations in Article 5. 

The proposed building height is five stories.  

E. Accessibility standards: All senior housing shall incorporate accessibility standards that meet certification requirements for Easy Living or 
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Universal Design and/or include all of the following minimum features: 1. At least one (1) step free entrance to the main floor at either 
the front or side of the structure; if only one (1) is provided, it shall not be from a patio or raised deck. 2. Main floor of each unit shall 
include a kitchen, entertaining area, and master bedroom with full bathroom. 3. Every door on the main floor shall provide a minimum 
width of thirty-four (34) inches of clear passage. 4. Blocking shall be installed in the master bath around toilet, tub, and shower for 
placement or future placement of grab bars. 

The development will incorporate all accessibility standards cited above. 

F. Assisted living, nursing and continuing care facilities shall provide the following: 1. Primary and secondary support services: Approval for 
assisted living, nursing or continuing care facilities shall not be granted without documentation of provisions for the following primary 
and secondary services: a. Primary services: on-site dining facility, 24-hour on-call medical services, on-site licensed practical nurse, on-
call registered nurse, linen and housekeeping services, and transportation services. b. Secondary services: physical therapy, medication 
administration program, care technician services (clothes changing, bathing, etc.), on-site personal care (barber, beauty salon), fitness 
center, library.  c. Access to outdoor seating and walking areas shall be provided as part of every assisted living, nursing or continuing care 
facility. 

This is not an assisted living facility, it is an independent living facility. 

G.  A senior housing facility shall only be approved after consideration of the use permit criteria, found in Article 7 and after consideration of 
the following: 1. Proximity and pedestrian access to retail services and public amenities. 2. Transportation alternatives. 3. Integration into 
existing neighborhoods through connectivity and site design. 4. Diverse housing types. 5. Site and building design that encourages social 
interaction. 6. Building design that meets Easy Living standards.   

All of these criteria cited above were considered. 

H. In addition, in consideration of the special land use permit or special administrative permit for a senior housing facility, the following 
criteria shall be evaluated based on the degree to which these elements provide transition from the proposed project to adjacent existing 
development: 1. Building height. 2. Landscaping. 3. Maximum lot coverage. 4. Setbacks from exterior property lines. 5. Site size. 6. Access 
to thoroughfare. 

All of these criteria cited above were considered.  

I. Submittal requirements. The following documents and information are required for submittals for rezoning, special land use permits, land 
development permits and building permits associated with proposed senior living facilities: 1. Survey and site plan (per established 
requirements in Article 7). 2. Landscape and tree plan. 3. Number and location of residential units. 4. Types of units. 5. Amenities. 6. 
Institutional/non-residential services. 7. Proximity to services such as health care, shopping, recreation, and transit. 8. Other documents 
addressing the approval criteria in subsections G and H above. 

All have been submitted or are addressed via proposed conditions of SLUP approval.  

Access and Transportation Considerations 

When a revised site plan is submitted, Planning Department Staff will recommend conditions of SLUP approval 
relating to adequate transportation infrastructure to accommodate the proposed senior housing.  
 
Sidewalk/Pedestrian Access 

Based on the submitted information and field investigation of the project site, there are sidewalks along this stretch 
of Kensington Road and Memorial Drive within this established commercial area.  Planning Department Staff is 
recommending as a condition of SLUP approval that a 10-foot wide sidewalk be installed along Kensington Road and 
Memorial Drive, and that 5-foot wide internal sidewalks be constructed along all buildings to be continuously 
connected across the project site to ensure appropriate pedestrian access within and around the project site.   

LAND USE AND ZONING ANALYSIS 

Section 27-7.4.6 of the DeKalb County Zoning Ordinance, “Special land use permit; criteria to be applied” states 
that the following criteria shall be applied in evaluating and deciding any application for a Special Land Use 
Permit.  No application for a Special Land Use Permit shall be granted unless satisfactory provisions and 
arrangements have been made concerning each of the following factors, all of which are applicable to each 
application. 
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A.  Adequacy of the size of the site for the use contemplated and whether or not adequate land area is available 
for the proposed use including provision of all required yards, open space, off-street parking, and all other 
applicable requirements of the zoning district in which the use is proposed to be located: 

Based on the submitted site plan and information, as well as field investigation of the project site, it appears 
that the size of the site is adequate for the use contemplated.  Senior Housing is allowed in the HR-2 (High 
Density Residential-2) district, subject to approval of a SLUP.   It appears that there is adequate land area 
available for the proposed use as there is compliance with all other required yards, open space, off-street 
parking, and other applicable requirements of the Zoning Ordinance. 
 

B. Compatibility of the proposed use with adjacent properties and land uses and with other properties and land 
uses in the district: 

Based on the submitted information, it appears that the SLUP proposal for high density senior housing with 
accessory nonresidential uses is compatible and consistent with the nearby MARTA station, surrounding 
commercial and institutional uses, and other high density multi-family projects either approved or under 
construction in the surrounding area.   
 

C. Adequacy of public services, public facilities, and utilities to serve the contemplated use: 

With recommended conditions by the Planning Department Staff, there should be adequate transportation 
infrastructure to accommodate the proposed senior housing project.  For the portion of the project related to 
senior housing, there will be no impacts on the school system.  The applicant will need to obtain a sewer 
capacity letter from the Department of Watershed Management to verify if sewer capacity is adequate.   
 

D. Adequacy of the public street on which the use is proposed to be located and whether or not there is 
sufficient traffic carrying capacity for the proposed use, so as not to unduly increase traffic or create 
congestion in the area: 

With recommended transportation improvements, the public street on which the proposed use is to be located 
is adequate and will not unduly increase traffic congestion since the proposed senior housing project accesses a 
six-lane major arterial road (Memorial Drive) and a four-lane minor arterial road with a center turn lane 
(Kensington Road).  With recommended conditions by the Planning Department Staff, there should be adequate 
transportation infrastructure to accommodate the proposed senior housing project.       

E. Whether or not existing land uses located along access routes to the site would be adversely affected by the 
character of the vehicles or the volume of traffic to be generated by the proposed use: 

The area surrounding the Kensington MARTA station contains several high density multi-family and mixed-use 
projects that have either been approved or are under construction.  Planning Department Staff is recommending 
as a condition of SLUP approval that adequate transportation infrastructure to accommodate the proposed senior 
housing be provided.   With recommended transportation improvements, the existing land uses located along 
access routes to the site would not be adversely affected by the volume of traffic to be generated by the 
proposed use since the site accesses a six-lane major arterial road (Memorial Drive) and a four-lane minor 
arterial road (Kensington Road).  

F. Ingress and egress to the subject property and to all proposed buildings, structures, and uses thereon, with 
particular reference to pedestrian and automotive safety and convenience, traffic flow and control, and 
access in the event of fire or other emergency: 

Based on the submitted site plan, ingress and egress is adequate since the proposed use will be along a major 
arterial road (Memorial Drive) and a minor arterial road (Kensington Road).    The submitted plan shows internal 
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sidewalks connecting the buildings to proposed sidewalks along Kensington Road and Memorial Drive which 
enhance pedestrian safety and convenience.    

G. Whether or not the proposed use would create adverse impacts upon any adjoining land use by reason of 
noise, smoke, odor, dust, or vibration that would be generated by the proposed use: 

There are no anticipated adverse impacts on surrounding properties due to noise, smoke, odor, dust, or 
vibration as the proposed senior housing is consistent with the adjoining transportation, institutional, and office 
uses in the surrounding area.  The proposed high density multi-family project is also compatible with the other 
high density multi-family projects either approved or under construction in the surrounding area.    

H. Whether or not the proposed use would create adverse impacts upon any adjoining land use by reason of the 
hours of operation of the proposed use: 

Based on the submitted information and elevations, it appears that the proposed use would not create adverse 
impacts on the adjoining land use by reason of the hours of operation.    

I. Whether or not the proposed use would create adverse impacts upon adjoining land use by reason of the 
manner of operation of the proposed use:  

See criteria “H”. 

J. Whether or not the proposed plan is otherwise consistent with the requirements of the zoning district 
classification in which the use is proposed to be located: 

The proposed plan appears to be consistent with the requirements of the zoning district classifications in which 
the use is proposed to be located (HR-2 district).     

K. Whether or not the proposed use is consistent with the policies of the comprehensive plan: 

The proposed HR-2 zoning district allowing residential densities up to 60 dwelling units per acre and accessory 
non-residential uses is consistent with the Regional Center (RC) character area of the 2035 Comprehensive Plan 
calling for up to 120 dwelling units per acre, and also encourages development opportunities that are consistent 
with the goals of the 2003 and 2012 Kensington LCI Small Area Plans and the Transit Oriented Development 
(TOD) Guidelines adopted by MARTA in 2010 to encourage “transit-oriented development” as “a high-density, 
mixed-use development that provides a central transit “village”, and to provide pedestrian-focused 
development by locating buildings adjacent to wide sidewalks along the street frontage, locating parking behind 
the buildings, and providing publicly accessible open space.    
 

L. Whether or not the proposed plan provides for all buffers and transitional buffer zones where required by the 
regulations of the district in which the use is proposed to be located: 

No buffer is required since the proposed HR-2 zoning district abuts HR-3 (High Density Residential -3) zoning 
along the west property line.    

 

M. Whether or not there is adequate provision of refuse and service areas: 

Based on the submitted information, ample refuse and service areas will be provided.  

N. Whether the length of time for which the special land use permit is granted should be limited in duration: 

This is a permanent development and should not be limited in duration.  

O. Whether or not the size, scale, and massing of proposed buildings are appropriate in relation to the size of the 
subject property and in relation to the size, scale, and massing of adjacent and nearby lots and buildings: 
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Based on the submitted plan and information, the proposed use would be located in a five-story building and 
will comply with all required building setbacks from the property line.   The proposed project also is required to 
comply with the transitional height plane along Kensington Road. Therefore, there are no impacts on the size, 
scale, and massing of adjacent and nearby lots and buildings.  

P. Whether the proposed plan would adversely affect historic building sites, districts, or archaeological 
resources: 

Based on the submitted site plan and information, as well as field investigation of the project site, it does not 
appear that the proposed plan would adversely affect historic buildings, sites, districts, or archaeological 
resources. 

Q. Whether the proposed use satisfies the requirements contained within the supplemental regulations for such 
special land use permit: 

Based on the submitted information, it appears that the proposed senior housing project complies with the 
Supplemental Regulations of Section 27-4.2.26.    

R. Whether or not the proposed building as a result of its proposed height , would create a negative shadow 
impact on any adjoining lot or building: 

Based on the submitted plan and information, as well as field investigation of the project site, the proposed use 
would be located in a five-story building and will comply with all required building setbacks from the property 
line.  Additionally, the site is also required to comply with the transitional height plane requirements along 
Kensington Road.  Therefore, the proposed buildings should not create a negative shadow impact on any 
adjoining lot or building.    

 

S. Whether the proposed use would be consistent with the needs of the neighborhood or of the community as a 
whole, be compatible with the neighborhood, and would not be in conflict with the overall objectives  of the 
comprehensive plan: 

The proposed HR-2 zoning district allowing residential densities up to 60 dwelling units per acre and accessory 
non-residential uses is consistent with the Regional Center (RC) character area of the 2035 Comprehensive Plan 
calling for up to 120 dwelling units per acre, and also encourages development opportunities that are consistent 
with the goals of the 2003 and 2012 Kensington LCI Small Area Plans and the Transit Oriented Development 
(TOD) Guidelines adopted by MARTA in 2010 to encourage “transit-oriented development” as “a high-density, 
mixed-use development that provides a central transit “village”, and to provide pedestrian-focused 
development by locating buildings adjacent to wide sidewalks along the street frontage, locating parking behind 
the buildings, and providing publicly accessible open space.   With recommended transportation improvements 
by Planning Department Staff, the SLUP proposal should not cause an excessive or burdensome use of existing 
streets and transportation facilities.    

 
Planning and Sustainability Department Recommendation: APPROVAL WITH CONDITIONS 

 
 
 

Attachments: 

1.  Public Works Department Comments 

a. Land Development Division  
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b. Traffic Engineering Division  

2. Watershed Management Department Comments 

3. Board of Health Comments 

4. Board of Education Comments  

5. Application 

6. Site Plan 

7. Zoning Map 

8. Aerial Photograph 

9. Photographs 
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Z 20 1243876 & SLUP-20-1243877 ZONING MAP

Subject Properties



Z 20 1243876 & SLUP-20-1243877 Future  Land Use Map

Subject Properties



Z 20 1243876 & SLUP-20-1243877 Aerial

Subject Properties



Kensington Station Development 
DeKalb County Planning & Sustainability Department 



Purpose

Provide a supplemental report 

of land use policy analysis, 

existing studies, and Transit 

Oriented Development in the 

Kensington MARTA Station 

immediate area. Show the 

impact of proposed and existing 

development in the area.



Kensington Station Existing Policy
and

Community Vision   

• Kensington LCI plan (2003)

• Kensington LCI/TOD 
Supplemental Plan (2012)

• Regional Activity Center  



Kensington 
Station LCI 
Plan (2003)

Policy Highlights

• The original  
planning effort 
focused on 
revitalizing 
potentially 
sustainable mixed-
use activity centers.

• Through urban 
design and market 
analysis, the area 
surrounding the 
Kensington MARTA 
Station was selected 
as a mixed use 
activity center

G. Mixed-Use 

Redevelopment(Scattered Sites) 

Redevelop  aging neighborhood 

oriented retail along Memorial 

Drive and Covington Highway 

Kensington Station Activity Center

Small Area Plan (SAP)



Kensington 
LCI 
Supplemental   
Study (2012)

Policy Highlights

• The 2012 is referred 
to as a    
“supplemental” plan, 
which focuses mostly 
on areas directly 
around the MARTA 
station. 

• The supplemental 
plan does not negate 
the policies of the 
2003 LCI Plan.



Regional 
Center 
Future Land 
Use Map 

Policy Highlights

• To promote the 
concentration of 
regional serving 
activities to a 
centralized location 
that allow for a 
variety of uses.

• Regional Center is 
the highest land 
use designation in 
the county.



All Three Policy Recommendations

• COMMERCIAL - low scale retail with 
storefronts and on-street parking. 

• RESIDENTIAL - Condos, walkup 
apartments and townhouses constructed 
out of brick and with traditional facades, 
private entrances and pedestrian 
orientation. 

• TRANSPORTATION -included 
streetscapes with decorative pavers, 
cross walks, street trees, bike racks and 
lighting.

• OPEN SPACE -green space with seating 
areas and public gathering areas. 

• MIXED-USE -Low density (3 to 5 stories) 
mixed-use buildings. Ground floor retail 
with office or residential above rated 
most appropriate for the Kensington 
area. 

Mixed Use  

Open Space

Transportation 

Residential 

Commercial 



Kensington Station

Surrounding Development Analysis  



Kensington Approved Rezoning Cases 

Residential

Townhome, Condos, Single Family 
Housing 

Mixed- Used

Retail, Commercial ,office 

Cases Residential Mixed-Used

2017 2 2

2018 1 0

2019 1 0



DeKalb Major Projects  (MARTA  Areas)

10. AHS

Status: Rezoning 

Hearing

Units: 220



Townhomes Multi-Family 

Housing 

Townhome & 

Single Family 

Housing 

Single-

Family 

Housing 

Office Space

Tax 

Commissioner 

County 

Owned Property 

Green 

Space 

LDG

Avondale  Single-

Family Housing 

MARTA 

STATION

• 5 Office Space

• 7 Varies of  

housing options

• 2 Undeveloped 

Green Space 

• No Mixed Used 

Development 

Existing Area Uses with Development Projects



90 Units 855 Units Units TBD

220 Units 

LDG Mixed Used Project

Status: 

Description:  Up to 855 is 

multi-family development, 

with a few office spaces.  

Square footage is 426,588.  

Tax credits are involved.  

This project is also within the 

Kensington LCI Plan.  

Estimated Cost: $4M

Comm. District:  4/6 

Proposed Senior 

Housing 

Development

AHS Project:  Rezoned to a HR-3 

(High Density Residential-3) to 

build ground level retail in 

combination with 220 apartment 

units within two - 7 seven-story 

buildings. contains 2.3 acres.

MARTA

Avondale Estates

Status:  Acquisition in 

process.  

Description:  

Approximately 4.3 acres.  

Estimated Cost: N/A

Comm. District: 4/6

Kensington

Surrounding 

Projects



598 units

96 Townhomes

& Single 

Family 

700 

Units
245 

Units

P-Units 220

P-Units 855

P-Units 

TBD

Existing Units within 1.1 miles 

Radius 

Total Units: 2,116



Proposed Mixed-Use 

Development

with very limited mixed-use 

included in the development . 

There is currently no mixed use 

development with in 1.1 mile 

radius 

Total Mixed-Use :  0



KENSINGTON STATION 
Future Development 



MARTA 
Kensington Station 

Rezoning



KENSINGTON MARTA STATION DEMOGRAPHICS 
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WHAT 

IS 

MARTA 

POLICY ON 

TOD ?



MARTA 
Guidelines & 
Policies TOD 
Guidelines

We've adopted a defined set of guidelines 
that provide a framework for designing 
and constructing successful TOD projects. 
These guidelines focus on creating 
developments that benefit MARTA and 
the surrounding communities and are 
built on four foundational principles:
Station-area development that is compact 
and dense relative to its surroundings.

1. TOD seeks higher density for a 
simple reason: concentrated 
developments makes it possible for 
people to live, work, shop and go to 
school within walking distance of 
MARTA. This not only generates 
revenue for MARTA and other transit 
providers, but it also allows residents to 
make regular use of alternative transit.

2..A rich mix of land uses. TOD 
creates mixed-use developments 
that help people live all their lives 
more conveniently. By taking a 
live-work-play approach to these 
station areas, TOD strengthens the 
link between transit and 
development. 3.The areas become more 
than transit hubs or stops on a route. 

They become destinations where 
people choose to spend their days 
— all with the convenience of on-
site transit.

4.A great public realm. TOD places people 
and pedestrians first, especially within 
the quarter-mile radius involved in most 

daily commutes. In a mixed-use 
environment, short blocks and grid-
based sidewalks navigate 
throughout the development. These 
streets, sidewalks, plazas and 
transit stations are safe and 
accessible — dotted with attractive 
amenities, clear lighting and easy-
to-follow wayfinding.

A new approach to parking. Even with 
high transit utilization, people still use 
cars to come and go — and they'll need a 

place to park when they do. TOD aims 
to make parking a natural, non-
dominant aspect of mixed-use 
developments, reducing the number 
of necessary spaces and providing 
incentives that regularly free up 
parking. All the while, these parking 
spaces are designed to blend in directly 
with the overall look and feel of the area.



Concept plan for the Brookhaven-Oglethorpe 
MARTA redevelopment include a central 
plaza area, tennis courts, a swimming pool 
area within residential units, townhomes 
and ground floor retail. (City of Brookhaven)

MARTA's Brookhaven / Oglethorpe 

Station

Example 



Retail      

Residential        

Commercial       

Lindbergh Train Station 

MARTA Lindbergh Center Station Tour

Example 

https://www.youtube.com/watch?v=cEBwWUYhnDc




  
 
 

The following areas below may warrant comments from the Development Division.  Please respond 
accordingly as the issues relate to the proposed request and the site plan enclosed as it relates to Chapter 14.  You may address 
applicable disciplines. 
 
DEVELOPMENT ANALYSIS: 
 
• Transportation/Access/Row  

Consult the Georgia DOT as well as the DeKalb County Transportation Department prior to land 

development permit. Verify widths from the centerline of the roadways to the property line for 

possible right-of-way dedication. Improvements within the right-of-way may be required as a 

condition for land development application review approval. Safe vehicular circulation is 

required. Paved off-street parking is required.  
 

• Storm Water Management  

Compliance with the Georgia Stormwater Management Manual, DeKalb County Code of 

Ordinances 14-40 for Stormwater Management and 14-42 for Storm Water Quality Control, to 

include Runoff Reduction Volume where applicable is required as a condition of land 

development permit approval. Use Volume Three of the G.S.M.M. for best maintenance 

practices. Use the NOAA Atlas 14 Point Precipitation Data set specific to the site.. Recommend 

Low Impact Development features/ Green Infrastructure be included in the proposed site design 

to protect as much as practicable the statewaters and special flood hazard areas.       

 
• Flood Hazard Area/Wetlands  

The presence of FEMA Flood Hazard Area was not indicated in the County G.I.S. mapping 

records for the site; and should be noted in the plans at the time of any land development 

permit application. Encroachment of flood hazard areas require compliance with Article IV of 

Chapter 14 and FEMA floodplain regulations. 
 

• Landscaping/Tree Preservation    

 

DEKALB COUNTY GOVERNMENT 

        PLANNING DEPARTMENT 

           DISTRIBUTION FORM 



Landscaping and tree preservation plans for any building, or parking lot must comply with 

DeKalb County Code of Ordinances 14-39 as well as Chapter 27 Article 5 and are subject to 

approval from the County Arborist. 

 

 

 

• Tributary Buffer  

State water buffer was not reflected in the G.I.S. records for the site. Typical state waters 

buffer have a 75’ undisturbed stream buffer and land development within the undisturbed creek 

buffer is prohibited without a variance per DeKalb County Code of Ordinances 14-44.1.  
 

• Fire Safety   

Plans for land development permit must comply with Chapter 12 DeKalb County Code for fire 

protection and prevention.  
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N1 & N2- Panthersville Road is classified as a minor arterial. 6 foot sidewalks, Bike lanes, Street lights
(SL Engineer: hefowler@dekalbcountyga.gov) and 40 foot right of way dedication from centerline
required (see Land Development Code 14-190 and Zoning Code page 5-14). Ensure driveway has
intersection and stopping sight distance based on AASHTO standards- provide sign and sealed
engineer’s study of sight distance.
N3. Memorial Drive is a state route. GDOT review and approval required prior to permitting.
Memorial Drive is classified as a major arterial. 6 foot sidewalks, Bike lanes, Street lights (SL
Engineer: hefowler@dekalbcountyga.gov) and 50 of right of way dedication from centerline or the
amount needed for all public infrastructure (Sidewalks, bike lanes, lanes, street lights) required,
whichever greater (see Land Development Code 14-190 and Zoning Code page 5-14). Midway Road
is classified as a collector. 6 foot sidewalks, Bike lanes, Street lights (SL Engineer:
hefowler@dekalbcountyga.gov) and 35 feet of right of way dedication from centerline or the
amount needed for all public infrastructure (Sidewalks, bike lanes, street lights) required, whichever
greater (see Land Development Code 14-190 and Zoning Code page 5-14). Ensure driveway has
intersection and stopping sight distance based on AASHTO standards- provide sign and sealed
engineer’s study of sight distance.
N4. See chapter 5 of the zoning code- traffic study required. 448 units requires more access points.
See section 14-200 of the land development code. Memorial Drive is a state route. GDOT review and
approval. required prior to permitting. Memorial is classified as a major arterial. 6 foot sidewalks,
Bike lanes, Street lights (SL Engineer: hefowler@dekalbcountyga.gov) and 50 feet of right of way
dedication from centerline or the amount needed for all public infrastructure (Sidewalks, bike lanes,
lanes, street lights) required, whichever greater (see Land Development Code 14-190 and Zoning
Code page 5-14). If you variances for bike lanes, I suggest you request this as part of zoning. Ensure
driveway has intersection and stopping sight distance based on AASHTO standards- provide sign and
sealed engineer’s study of sight distance.
N5. Lawrenceville Hwy is a state route classified as a major arterial. GDOT review and approval.
required prior to permitting. 6 foot sidewalks, Bike lanes, Street lights (SL Engineer:
hefowler@dekalbcountyga.gov) and 50 feet of right of way dedication from centerline or the
amount needed for all public infrastructure (Sidewalks, bike lanes, lanes, street lights) required,
whichever greater (see Land Development Code 14-190 and Zoning Code page 5-14). If you
variances for bike lanes, I suggest you request this as part of zoning. Haralson Rd is classified as a
local road. 5 foot sidewalks, Street lights (SL Engineer: hefowler@dekalbcountyga.gov) and 27.5 feet
right of way dedication from centerline or the amount needed for all public infrastructure
(Sidewalks, bike lanes, lanes, street lights) required, whichever greater (see Land Development Code
14-190 and Zoning Code page 5-14). Ensure driveway has intersection and stopping sight distance
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based on AASHTO standards- provide sign and sealed engineer’s study of sight distance.
N6. East Conley Rd is classified as a collector. 6 foot sidewalks, Bike lanes, Street lights (SL Engineer:
hefowler@dekalbcountyga.gov) and 50 feet of right of way dedication from centerline or the
amount needed for all public infrastructure (Sidewalks, bike lanes, lanes, street lights) required,
whichever greater (see Land Development Code 14-190 and Zoning Code page 5-14). If you
variances for bike lanes, I suggest you request this as part of zoning. Ensure driveway has
intersection and stopping sight distance based on AASHTO standards- provide sign and sealed
engineer’s study of sight distance.
N7. East Conley Rd is classified as a collector. 6 foot sidewalks, Bike lanes, Street lights (SL Engineer:
hefowler@dekalbcountyga.gov) and 50 feet of right of way dedication from centerline or the
amount needed for all public infrastructure (Sidewalks, bike lanes, lanes, street lights) required,
whichever greater (see Land Development Code 14-190 and Zoning Code page 5-14). If you
variances for bike lanes, I suggest you request this as part of zoning. Ensure driveway has
intersection and stopping sight distance based on AASHTO standards- provide sign and sealed
engineer’s study of sight distance.
N8. North Druid Hills Road is classified as a major arterial. 6 foot sidewalks, Bike lanes, Street lights
(SL Engineer: hefowler@dekalbcountyga.gov) and 50 feet of right of way dedication from centerline
or the amount needed for all public infrastructure (Sidewalks, bike lanes, lanes, street lights)
required, whichever greater (see Land Development Code 14-190 and Zoning Code page 5-14).
Ensure driveway has intersection and stopping sight distance based on AASHTO standards- provide
sign and sealed engineer’s study of sight distance. Ensure that the driveway either lines up with the
Knob Hill or is at the appropriate offset in section 14-200 of the land development code. Interior
road to be privately maintained.
N9. Stephenson Road is classified as a collector road. 6 foot sidewalks, Bike lanes, Street lights (SL
Engineer: hefowler@dekalbcountyga.gov) and 35 feet of right of way dedication from centerline or
the amount needed for all public infrastructure (Sidewalks, bike lanes, lanes, street lights) required,
whichever greater (see Land Development Code 14-190 and Zoning Code page 5-14). Ensure
driveway has intersection and stopping sight distance based on AASHTO standards- provide sign and
sealed engineer’s study of sight distance. For more that 150 units, the code requires two access
points. I would like more details on the proposed super entrance, but would generally support a
variance for the extra 10 lots with the addition of sidewalk along the entire frontage and along the
frontage of the Calvary Church within the existing ROW.
N10. Sherrydale Ln is classified as a local road. 5 foot sidewalks, Street lights (SL Engineer:
hefowler@dekalbcountyga.gov) and 27.5 feet right of way dedication from centerline or the amount
needed for all public infrastructure (Sidewalks, bike lanes, lanes, street lights) required, whichever
greater (see Land Development Code 14-190 and Zoning Code page 5-14). Interior streets to remain
private.
N11. No comment
N12. No comment
N13. This appears to be a DRI. As I recall, the county can not take any zoning actions until the traffic
study is submitted and reviewed by the regional partners, including ARC, GDOT and GRTA. Taking
action on this item can put our federal transportation funding at risk. If this is not considered to be a
DRI, I would still need a traffic study completed to make appropriate zoning comments to identify
necessary improvements. Transportation has currently applied for federal funding to complete road
diets on Mountain Drive (state route) and Kensington Road. In addition, we have applied for federal
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Patrece G. Keeter, P.E.
Engineering Manager,
Department of Public Works
Transportation Division

1950 West Exchange Place, 4th FL
Tucker, Georgia 30084
pgkeeter@dekalbcountyga.gov

770-492-5281
678-758-3860

DeKalbCountyGA.gov

funding to wrap this development area in a multiuse path to promote development and multi-modal
connectivity. Memorial Drive and Covington Hwy are state routes classified as major arterials. GDOT
review and approval. required prior to permitting. 6 foot sidewalks, Bike lanes, Street lights (SL
Engineer: hefowler@dekalbcountyga.gov) and 50 feet of right of way dedication from centerline or
the amount needed for all public infrastructure (Sidewalks, bike lanes, lanes, street lights) required,
whichever greater (see Land Development Code 14-190 and Zoning Code page 5-14). Mountain
Drive is a state route classified as a collector. GDOT review and approval required prior to
permitting. 6 foot sidewalks, Bike lanes, Street lights (SL Engineer: hefowler@dekalbcountyga.gov)
and 35 feet of right of way dedication from centerline or the amount needed for all public
infrastructure (Sidewalks, bike lanes, street lights) required, whichever greater (see Land
Development Code 14-190 and Zoning Code page 5-14). Kensington Road is classified as a minor
arterial. 6 foot sidewalks, Bike lanes, Street lights (SL Engineer: hefowler@dekalbcountyga.gov) and
40 feet of right of way dedication from centerline or the amount needed for all public infrastructure
(Sidewalks, bike lanes, lanes, street lights) required, whichever greater (see Land Development Code
14-190 and Zoning Code page 5-14). Ensure driveway has intersection and stopping sight distance
based on AASHTO standards- provide sign and sealed engineer’s study of sight distance. Watch
driveway offsets required in Section 14-200 of the land development code (existing and already
permitted driveways). This will be more units than the code allows. Intersection improvements and
upgrades to protect capacity (median islands) will most likely be required. At a minimum: analyze
roundabouts as design solutions for driveway access on Mountain and Kensington, provide
enhanced pedestrian crossings on Kensington and Mountain, provide direct pedestrian
accommodations from the sidewalks on public right of way to the entrances of the development.
N14 & N15- This should all be packaged with the DRI in N13. See comments on N13.
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 04/08/2020 

 

 To:      Mr. John Reid, Senior Planner 
 From:  Ryan Cira, Environmental Health Manager 
 Cc:      Alan Gaines, Technical Services Manager 
 Re:      Rezone Application Review 
  
 General Comments: 
  
 DeKalb County Health Regulations prohibit use of on-site sewage disposal systems for  
     • multiple dwellings 
     • food service establishments 
     • hotels and motels 
     • commercial laundries  
     • funeral homes 
     • schools 
     • nursing care facilities 
     • personal care homes with more than six (6) clients 
     • child or adult day care facilities with more than six (6) clients  
     • residential facilities containing food service establishments 
  
 If proposal will use on-site sewage disposal, please contact the Land Use Section (404) 508- 
 7900. 
  
 Any proposal, which will alter wastewater flow to an on-site sewage disposal system, must be  
 reviewed by this office prior to construction. 
  
 This office must approve any proposed food service operation or swimming pool prior to starting 
  construction.  
  
 Public health recommends the inclusion of sidewalks to continue a preexisting sidewalk network 
  or begin a new sidewalk network.  Sidewalks can provide safe and convenient pedestrian  
 access to a community-oriented facility and access to adjacent facilities and neighborhoods.   
  
 For a public transportation route, there shall be a 5ft. sidewalk with a buffer between the  
 sidewalk and the road. There shall be enough space next to sidewalk for bus shelter’s concrete  

pad installation. Recommendation: Provide trash can with liner at each bus stop with bench and 
monitor for proper removal of waste. 

  
 Since DeKalb County is classified as a Zone 1 radon county, this office recommends the use of  
 radon resistant construction. 
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 N.1        Z-20-1243789 2020-0310 / 15-023-01-008  
              4201 PANTHERSVILLE RD, ELLENWOOD, GA 30294 

- Septic system installed on 09/07/1962 
 

 N.2        SLUP-20-1243788 2020-0311 / 15-023-01-008  
4201 PANTHERSVILLE RD, ELLENWOOD, GA 30294  
- Septic System installed on 06/07/1962 

 

N.3  N3 SLUP-20-1243831 2020-0312 /15-217-12-003  
3585 MEMORIAL DR, DECATUR, GA 30032 
- Please review general comments 

 

N.4  Z-20-1243836 2020-0313 / 15-230-01-010  
4213, 4203, 4195, 4187, 4179, 4183, & 4159  

MEMORIAL DR, DECATUR, GA 30032 
- Please review general comments 

 

N.5  Z-20-1243837 2020-0314 / 18-146-02-081  
2550 LAWRENCEVILLE HWY, DECATUR, GA 30033 
- Septic system installed on 10/18/1989 

 

N.6 Z-20-1243838 2020-0315 / 15-013-01-017; 15-013-01-018  
4321 & 4341 E CONLEY RD, CONLEY, GA 30288 
- Please review general comments 

 

N.7 Z-20-1243839 2020-0316 / 15-013-02-017  
4388 E CONLEY RD, CONLEY, GA 30288 
- Please review general comments 

 

N.8 Z-20-1243840 2020-0317 / 18-152-03-006  
2573 N DRUID HILLS RD, ATLANTA, GA 30329 
- Septic system installed on 05/02/1963 

 

N.9 Z-20-1243841 2020-0318/ 16-159-01-003; 16-162-05-002  
1467 & 1503 STEPHENSON RD, LITHONIA, GA 30058 

- Please review general comments 
 

N.10 Z-20-1243847 2020-0319 / 15-197-01-001  
3559 SHERRYDALE LN, DECATUR, GA 30032 

- Please review general comments 
 

N.11 CZ-20-1243853 2020-0320/ 15-251-01-028  
3458, 3468 & 3478 MOUNTAIN DR, DECATUR, GA 30032 
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- Please review general comments 

 

N.12 SLUP-20-1243861 2020-0331 / 15-041-01-152  
2902 CEDAR TRACE ROAD, ELLENWOOD, GA 30294 
- Please review general comments 

  

  
  

N.13  Z-20-1243878 2020-0387 / 15-250-07-001, 15-250-07-003, 15-250-07-005, 15-250-07-006, 15-
250-07-007, 15-250-07-008, 15-250-07-009, 15-250-07-010, 15-250-07-011, 15-250-07-012, 15-
250-07-013, 15-250-07-014, 15-250-07-016, 15-250-07-017, 15-250-07-018, 15-250-07-019, 15-
250-07-020, 15-250-07-021, 15-250-07-022, 15-250-07-023, 15-250-07-024, 15-250-07-025, 15-
250-07-026, 15-251-02-001, 15-251-02-002, 15-251-02-003, 15-251-02-004, 15-251-02-005, 15-
251-02-006, 15-251-02-007, 15-251-02-015, 15-251-02-016  
3350 KENSINGTON RD, (AND OTHERS), DECATUR, GA 30032 
- Please review general comments 

  

N.14  Z-20-1243876 2020-0385 / 15-250-06-009, 15-251-03-001,15-251-03-002, 15-251-03-003  
4200 MEMORIAL DR, DECATUR, GA 30032  
- Please review general comments 

 

N.15 SLUP-20-1243877 2020-0386 / 15-250-06-009, 15-251-03-001,15-251-03-002, 15-251-03-003  
4200 MEMORIAL DR, DECATUR, GA 30032  

- Please review general comments 
 

N.16 TA-20-1243897 2020-0414  

 - Please review general comments 
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