
DeKalb County Government

Agenda Item

Manuel J. Maloof Center
1300 Commerce Drive

Decatur, Georgia 30030

File #: 2020-0386 6/2/2020
File Status: Preliminary Item

Public Hearing:  YES ☒     NO ☐ Department: Planning & Sustainability

SUBJECT:
COMMISSION DISTRICT(S): 4 & 6
Application of John Corcoran for a Special Land Use Permit (SLUP) within the MU-4 (Mixed Use High
Density) District to allow for the construction of up to 200 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, at 3383, 3393, and 3391 Kensington Road and 4200 Memorial
Drive.
PETITION NO: N12. SLUP-20-1243877 (2020-0386)

PROPOSED USE: Senior housing residences.

LOCATION: 3383, 3393 & 3391 Kensington Road; and 4200 Memorial Drive.

PARCEL NO. : 15-250-06-009, 15-251-03-001, 15-251-03-002, 15-251-03-003

INFO.  CONTACT: Jahnee Prince, AICP

PHONE NUMBER: 404-371-2607

PURPOSE:
Application of John Corcoran for a Special Land Use Permit (SLUP) within the MU-4 (Mixed Use High
Density) District to allow for the construction of up to 200 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 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 4.3 acres.

RECOMMENDATION:
COMMUNITY COUNCIL: Full Cycle Deferral.

PLANNING COMMISSION: Pending.

PLANNING STAFF: Defer to July 14, 2020 BOC agenda.

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 MU-4 (Mixed-Use-High Density District) zoning
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obtain a Special Land Use Permit (SLUP) in the proposed MU-4 (Mixed-Use-High Density District) zoning
district (see associated rezoning case Z 20 1243876 from R-75 to MU-4). Although the applicant originally
thought they could meet the requirements of the associated MU-4 zoning request, it has been determined
through the design process that they can’t meet all the MU-4 requirements relating to providing a minimum of
20% nonresidential uses. The project could provide 10% nonresidential but not 20%. The applicant now wants
to better comply with the intent of the Comprehensive Plan by increasing the proposed density up to 60
dwelling units per acre, which is above what MU-4 zoning allows (max of 40 units per acre) and increase the
building height up to six stories. The desired changes will require a revision to the site plan for the proposed
SLUP and associated rezoning application. The HR-2 zoning district (allowing between 40 and 60 dwelling
units per acre) would accommodate the desired density increase and also allow opportunities to be more
consistent with the Regional Center Future Land Use Character Area of the Comprehensive Plan, the
Kensington LCI, and the MARTA TOD guidelines. The HR-2 zoning (with conditions) would also allow the
applicant to provide some accessory and primary nonresidential uses consistent with the mixed-use goals of the
Regional Center Character Area of the Comprehensive Plan and the MARTA TOD guidelines. Additionally, the
HR-2 district is more consistent with the adjacent HR-3 zoning to the west. The applicant has not yet
amended the associated rezoning application because they are not allowed to at this point in the rezoning
process. However, Staff has worked together with MARTA throughout the development of the application and
we now agree that HR 2 would be a better fit. Therefore, it is the recommendation of the Planning &
Sustainability Department that the SLUP application be “deferred” until the July 14th Board of Commissioners
meeting to allow the applicant additional time to submit a revised site plan based on HR-2 zoning requirements
and the senior housing supplemental regulations of the Zoning Ordinance.

PLANNING COMMISSION VOTE: Pending.

COMMUNITY COUNCIL VOTE/RECOMMENDATION: Full Cycle Deferral 9-0-1. The Council
recommended full cycle deferral in order to review proposed concept plans, not available because those plans
were in the process of being redesigned. There were additional concerns regarding insufficient parking and
walkability to nearby parks, grocery stores and drug stores for seniors living in the development.
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DeKalb County Department of Planning & Sustainability 

   

       

 

 

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

 

STAFF ANALYSIS  
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Michael Thurmond  
          Chief Executive Officer 

330 Ponce De Leon Avenue, Suite 500 
Decatur, GA  30030 
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              Case No.:  SLUP-20-1243877 Agenda #:  N-12 
 

 Location/ 
Address: 
 

3383, 3391, & 3393 Kensington Road 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 
 

 

 Request: For a Special Land Use Permit (SLUP) to allow up to 200 senior housing residences 
in the MU-4 (Mixed Use High Density) 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: 4.1 
 

 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 200 Senior Housing 

residences 
Existing Units/Square Feet:  Parking Lot 

 Proposed Lot Coverage:  NA Existing Lot Coverage:  NA 
 

 
Planning and Sustainability Department Recommendation: DEFERRAL UNTIL JULY 14TH BOC MEETING 
 
 
 

X

_
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_ 
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PROJECT ANALYSIS 

The subject properties comprise 4.1 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 Special Land Use Permit (SLUP) request is for senior housing within the MU-4 (Mixed Use High Density) District 
which allows residential densities up to 40 dwelling units per acre.  While initially proposed for up to 200 units, the 
proposed project had been revised to 170 senior housing residences within two four-story multi-family buildings 
adjacent to the west property line and the northeast property line at the Kensington Road/Memorial Drive intersection.  
130 senior housing residences are proposed for phase one and 40 senior housing residences are proposed in phase two.  
The proposed density for both phases is 40 units per acre.  For Phase 1, sixty-two of the proposed units consist of one 
bedroom units and sixty-eight of the units consist of two bedroom units.  The mix of one and two bedroom units for 
phase 2 will be determined when phase two comes on line for development.   All of the proposed units will consist of 
affordable housing units.   
 
The associated rezoning request for the MU-4 zoning district allowing residential densities up to 40 dwelling units per 
acre 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.   
The submitted concept plan is consistent with the Kensington LCI goals and TOD 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. 
 
However, the applicant is now wanting to revise their request again to allow more residential density than the MU-4 
district allows (maximum 40 units per acre) and increase the building height from four stories to six stories in order to be 
more consistent with the Transit Oriented Development (TOD Guidelines) adopted by MARTA in 2010 to provide a high 
density, pedestrian-focused development near the Kensington MARTA station.  To allow their desired increased density 
above 40 dwelling units per acre, MARTA is requesting that their associated rezoning request to be changed from MU-4 
to either HR-2 (High Density Residential-2) district or the HR-3 (High Density Residential-3) district.  The HR-2 zoning 
allows densities between 40 and 60 units per acre, and the HR-3 district allows between 60 and 120 units per acre.   The 
HR districts would be consistent with the adjacent HR-3 zoning to the west.  The desired changes would require revision 
to the site plan for both the rezoning and SLUP applications.  The applicant has not yet amended their application 
because they are not allowed to at this point in the rezoning process.  Based on Section 27-7.2.2.3 of the Zoning 
Ordinance, “No major change to an application may be accepted later than the required deadline to advertising in the 
legal organ or a newspaper of general circulation within the county”.  Major changes include any change to the zoning 
classification per Section 27-7.2.2.4.h of the Zoning Ordinance. 
 
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 
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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:  Any amended rezoning request will be required to comply 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.  

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 

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. 

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. 

E. Accessibility standards: All senior housing shall incorporate accessibility standards that meet certification requirements for Easy Living or 
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. 

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. 

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.   

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. 

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 
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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.  When a revised site plan is 
submitted, Planning Department Staff will include as a recommended condition of zoning approval that a 10-foot 
wide sidewalk be installed along Kensington Road and Memorial Drive, and that five feet 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. 

 

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 MU-4 (Mixed 
Use High Density) 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. 
 
The applicant now wants to better comply with the intent of the Comprehensive Plan by increasing the 
proposed density up to 60 dwelling units per acre, which is above what MU-4 zoning allows (max of 40 units per 
acre), and increase the building height up to six stories.  It appears that the HR-2 zoning district (allowing 
between 40 and 60 dwelling units per acre) would accommodate the desired density increase and also allow 
opportunities to be more consistent with the Comprehensive Plan’s Future Land Use designation of Regional 
Center, the Kensington LCI, and the TOD guidelines.  The desired changes will require revising the site plan for 
the SLUP application and the associated rezoning request.  
 

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 
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commercial and institutional uses, and other high density multi-family projects either approved or under 
construction in the surrounding area.   
 
The applicant now wants to better comply with the intent of the Comprehensive Plan by increasing the 
proposed density up to 60 dwelling units per acre, which is above what MU-4 zoning allows (max of 40 units 
per acre), and increase the building height up to six stories.  It appears that the HR-2 zoning district (allowing 
between 40 and 60 dwelling units per acre) would accommodate the desired density increase and also allow 
opportunities to be more consistent with the Comprehensive Plan’s Future Land Use designation of Regional 
Center, the Kensington LCI, and the TOD guidelines.  The HR-2 zoning with conditions as recommended by 
staff would also allow the applicant to provide some accessory and primary nonresidential uses to achieve the 
mixed-use goals of the Regional Center Character Area of the Comprehensive Plan and the MARTA TOD 
guidelines.  Additionally, the HR-2 district is more consistent with the adjacent HR-3 zoning to the west.   These 
desired changes will require revisions to the site plan for both the SLUP and the associated rezoning 
applications. 

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

When a revised site plan is submitted reflecting the proposed increase to density and building height, Planning 
Department Staff will recommend conditions of SLUP approval relating to adequate transportation 
infrastructure to accommodate the proposed senior housing.  Since the proposed project is for 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).  When a revised site plan is submitted reflecting the proposed increase to density and 
building height, Planning Department Staff will recommend conditions of SLUP approval relating to adequate 
transportation infrastructure to accommodate the proposed senior housing.    

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.  When a revised site plan is submitted 
reflecting the proposed increase to density and building height, Planning Department Staff will recommend 
conditions of SLUP approval relating to adequate transportation infrastructure to accommodate the proposed 
senior housing.   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: 
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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 
sidewalks connecting the buildings to proposed sidewalks along Kensington Road and Memorial Drive which 
enhance pedestrian safety and convenience.  When revised plans are submitted to reflect the desired increases 
to density and building height, Planning Department staff will verify adequate ingress and egress as well as 
ensure that internal sidewalks connect the buildings to proposed sidewalks along Kensington Road and 
Memorial Drive.  

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 (MU-4 district).  When a revised plan is submitted reflecting the desired 
increases to density and building height, Planning Department staff will review to determine if the revised plans 
are consistent with the zoning district classification in which the use is proposed to be located.   

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

The proposed MU-4 zoning district allowing residential densities up to 40 dwelling units per acre 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.    
 
The applicant now wants to better comply with the intent of the Comprehensive Plan by increasing the 
proposed density up to 60 dwelling units per acre, which is above what MU-4 zoning allows (max of 40 units per 
acre), and increase the building height up to six stories.  It appears that the HR-2 zoning district (allowing 
between 40 and 60 dwelling units per acre) would accommodate the desired density increase and also allow 
opportunities to be more consistent with the Comprehensive Plan’s Future Land Use designation of Regional 
Center, the Kensington LCI, and the TOD guidelines. 
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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: 

A 30 foot wide undisturbed buffer is required along the west property line which abuts HR-3 (High Density 
Residential) zoning.  The submitted plan indicates compliance.   When revised plans are submitted to reflect the 
desired increases to density and building height, Planning Department staff will verify adequate ingress and 
egress as well as ensure that internal sidewalks connect the buildings to proposed sidewalks along Kensington 
Road and Memorial Drive.  

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: 

Based on the submitted plan and information, the proposed use would be located in a four-story buildings 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.  When revised plans are submitted to reflect the 
desired increases to density and building height, Planning Department staff will verify if the size, scale, and 
massing of proposed buildings are appropriate.     

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 most of 
the Supplemental Regulations of Section 27-4.2.26.   When revised plans are submitted to reflect the desired 
increases to density and building height, Planning Department staff will verify if the proposed use complies with 
the supplemental regulations of the zoning ordinance.    

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 four-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.   When revised plans are submitted to reflect the desired increases to density and 
building height, Planning Department staff will verify if there are any anticipated negative shadow impacts on 
adjoining lots or buildings.     
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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 MU-4 zoning district allowing residential densities up to 40 dwelling units per acre 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.    
 
The applicant now wants to better comply with the intent of the Comprehensive Plan by increasing the 
proposed density up to 60 dwelling units per acre, which is above what MU-4 zoning allows (max of 40 units per 
acre), and increase the building height up to six stories.  It appears that the HR-2 zoning district (allowing 
between 40 and 60 dwelling units per acre) would accommodate the desired density increase and also allow 
opportunities to be more consistent with the Comprehensive Plan’s Future Land Use designation of Regional 
Center, the Kensington LCI, and the TOD guidelines. 
 
When revised site plans are submitted reflecting the proposed increase to density and building height, Planning 
Department Staff will recommend conditions of SLUP approval relating to adequate transportation infrastructure 
to accommodate the proposed senior housing.  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.    

 
Staff Recommendation:   DEFERRAL UNTIL JULY 14 BOC MEETING   
The proposed request for senior housing with accessory nonresidential uses is required to obtain a Special Land Use 
Permit (SLUP) in the proposed MU-4 (Mixed Use High Density District) zoning district (see associated rezoning case Z 
20 1243876 from R-75 to MU-4).  Although the applicant originally thought they could meet the requirements of the 
associated MU-4 zoning request, it has been determined through the design process that they can’t meet all the 
MU-4 requirements relating to providing a minimum of 20% nonresidential uses.  The project could provide 10% 
nonresidential but not 20%.  The applicant now wants to better comply with the intent of the Comprehensive Plan 
by increasing the proposed density up to 60 dwelling units per acre, which is above what MU-4 zoning allows (max 
of 40 units per acre), and increase the building height up to six stories.  The desired changes will require a revision to 
the site plan for the proposed SLUP and associated rezoning application.  
 
The HR-2 zoning district (allowing between 40 and 60 dwelling units per acre) would accommodate the desired 
density increase and also allow opportunities to be more consistent with the Regional Center Future Land Use 
Character Area of the Comprehensive Plan, the Kensington LCI, and the MARTA TOD guidelines.  The HR-2 zoning 
(with conditions) would also allow the applicant to provide some accessory and primary nonresidential uses 
consistent with the mixed-use goals of the Regional Center Character Area of the Comprehensive Plan and the 
MARTA TOD guidelines.  Additionally, the HR-2 district is more consistent with the adjacent HR-3 zoning to the west.    
 
The applicant has not yet amended the associated rezoning application because they are not allowed to at this point 
in the rezoning process.  However, Staff has worked together with MARTA throughout the development of the 

application and we now agree that HR 2 would be a better fit.     Therefore, it is the recommendation of the Planning 
& Sustainability Department that the SLUP application be “deferred” until the July 14th Board of Commissioners 
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meeting  to allow the applicant additional time to submit a revised site plan based on HR-2 zoning requirements and 
the senior housing supplemental regulations of the Zoning Ordinance.      

 
 
 

Attachments: 

1.  Public Works Department Comments 

a. Land Development Division  

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 

 

 


































































































