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ZONING MODIFICATION 

Prepared By:    Felleshia Blair, Planner/ Deputy Director Ellis Still 

Petition Number:   ZM24-000004  

Applicant:    Jose Ayala DBA 

Las Colinas  

     lascolinaslithonia@gmail.com  

 

Property Owner’s Address:  Panola Plaza Inc      

     6600 Stonehedge Way 

     Stone Mountain, GA 30087 

 

Project Location:   2193 Panola Road Stonecrest, GA 30058  

Parcel ID 16 039 04 020 

 
District:    2 – Councilperson Terry Fye 

Acreage:    +/- 2.49 acres 

Existing Zoning:   C-1 - Local Commercial District   

Proposed Zoning: (same)   

Overlay:    n/a 

Future Land Use:   SUB - Suburban       

  

Proposed Development/Request: The applicant is requesting amendment to rezoning case File # RZ-19-005 

to modify zoning condition (1). (d). Barber Shop/Beauty Salon and/or 

similar personal service establishments. The condition restricts specific 

uses in the plaza.   
CPIM:  December 12, 2024 

Planning Commission:   January 7, 2025 

Mayor & City Council:                January 27, 2025 

Sign Posted/ Legal Ad(s) submitted: November 26, 2024 

Staff Recommendations:               Approval with Conditions 

 

                                                                            PROJECT OVERVIEW 

mailto:lascolinaslithonia@gmail.com
https://propertyappraisal.dekalbcountyga.gov/datalets/datalet.aspx?mode=profileall&UseSearch=no&pin=16%20039%2004%20020&jur=000&taxyr=2024
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     Below are the listed conditions that were approved under case # RZ-19-005.          

Location              

The subject property is located at 2193 Panola Road, 

Stonecrest, GA 30058. The property means of ingress and 

egress access is granted through an easement of the 

neighboring townhome development. The site has a newly 

constructed multi-tenant commercial building permitted for 

retail and a restaurant space.  The development is currently 

pending buildout of additional unknown tenant spaces. 

The property abuts a public right-of-way to the east of the 

site. The abutting property along the north property line is 

R-100 (Residential Medim Lot) District with MR-2 

(Medium Density Residential) District abutting the 

property to its west property line and south property line.   

Adjacent & 

Surrounding 

Properties 

Zoning 
(Petition Number) 

 

Land Use 

Adjacent: North 

R-100 

(Residential Med 

Lot) District 

Residential  

(Detached Single 

Family Home) 

Adjacent: West 

MR-2  

(Medium Density) 

Residential District 

Townhomes 

Adjacent: East 

RSM (Small Lot 

Residential) & C-1 

(Local 

Commercial)  

Residential 

(Detached Single-

Family Homes)  

Commercial 

(Retail)  

Adjacent: South 

C-1  

(Local Commercial 

District) 

Advance Auto 

Parts/ LA Fitness 

 

Background               

The subject property was formerly zoned R-100 Residential 

Medium Lot District.  It was rezoned to C-1 Local 

Commercial under case #RZ-19-005.  Prior to its rezoning 

the site contained a single-family home. Conditions (see 

page 3)were placed on the property while rezoning the 

subject site from R-100 (Residential Medium Lot) District 

to C – 1 (Local Commercial) District. 

 

 

 

 

 

       

 

ZM 24-004 
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1. The use of the Subject Property for any of the following shall be strictly prohibited: 

a.    Convenience Store 

b.    Child day care center and/or kindergarten 

c.    Blood collection center 

d.    Barber shop / Beauty Salon or similar establishments 

e.    Check to cash establishment to include automobile title loan and pay day loan establishment 

Gold-Buying establishment 

g.    Heavy truck and equipment and materials storage 

h.    Indoor/Outdoor open flea market 

i.     Restaurant with drive-through 

j.     Automobiles, boats, and trailers new and used sales 

k.    Automobile repair major and minor 

l.     Funeral home and/or crematory 

m.   Fraternity or sorority house 

n.    Boarding or rooming house 

o.    Self-storage or mini warehouses 

p.    Liquor and/or package stores 

q.    Pawn shops 

r.     Pool hall and/or sports bar 

s.    Adult Entertainment or bookstores, etc. 

t.     Nightclub 

u.    Skating rink; and 

v.     indoor and/or outdoor recreation 

w.   Gas stations 

 

2. The site shall be developed in general conformance with the site plan received by the City on May 7th, 2019. 

 

3. Exterior elevations shall be similar to the elevations received by the City on May 7th, 2019. Final elevations shall be 

subject to review and approval of the Community Development Director. 

 

4. Owner/Developer shall install a five foot (5') wide sidewalk along the entire frontage of Panola Road. 

 

5. Owner/Developer shall dedicate additional right-of-way along the entire frontage of Panola Road to provide a minimum 

of fifty feet (50') from the road centerline, twelve feet (12') from the back of curb, or two feet (2') from the future back of 

the sidewalk, whichever is greater. 

 

6. Owner/Developer shall obtain all permits required by the City of Stonecrest in accordance with the development of the 

subject property. 
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Public Participation                        

Property owners within 1,000 feet of the subject property were mailed notices of the proposed rezoning in November. The 

Community Planning Information Meeting (CPIM) was held on December 12, 2024, at 6:00 pm at city hall. There was a 

concern expressed during the CPIM by a resident regarding the number of personal care establishments currently in the 

area. The applicant stated the requested business would operate as a Brazilian Wax business.  
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Existing (Approved) Site Plan (May 7, 2019-DeKalb County) 
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Aerial Map 

 

  

 

RZ 24-004 
ADDRESS: 2193 PANOLA ROAD 

CURRENT ZONING: C -1 (LOCAL COMMERCIAL) DISTRICT 

FUTURE LAND USE: SUBURBAN (SUB)     
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                        Zoning Map  

 

 

 

 

 

 

 

 

Legend 
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Future Land Use Map  

 

 

 

 

   

 

 

 

Legend 
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STANDARDS OF REZONING REVIEW 

Section 7.3.5 of the Stonecrest Zoning Ordinance list eight factors to be considered in a technical review of a zoning case 

completed by the Community Development Department and Planning Commission. Each element is listed with staff 

analysis. 

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

 

The subject property is located within the Suburban character area of the Stonecrest Comprehensive Plan. The 

intent of the Suburban Character Area is to recognize those areas of the city that have developed in traditional 

suburban land use patterns while encouraging new development to have increased connectivity and accessibility.   

 

The subject property is a commercial development that is one of several connected parcels with the Suburban  

character designation surrounded by the Regional Commercial character designation. The removal of the 

proposed conditional uses do not align with the character designation in the Stonecrest Comprehensive Plan and is 

listed as a prohibited use on the list of conditions.  

 

 Whether the zoning proposal will permit a use that is suitable in view of the use and development of 

adjacent and nearby property or properties.  

 

The proposed change in zoning condition will permit a use that would be suitable in the view and development of 

the nearby and adjacent properties. The proposed use should not increase the level of concern from the 

community about over saturation of certain uses. According to the applicant the requested use should not create 

any additional noise that could adversely affect the abutting neighborhood(s).   

 

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

zoned.  

 

The property is currently zoned C-1 Local Commercial and does have a reasonable economic use as currently 

zoned. Although there are some restrictions on the uses allowed on the subject property, the proposed use would 

add a personal service that is not available in the immediate vicinity.  The requested modification and/or 

amendment would allow the development to thrive without potentially adversely affecting the nearby community.  

 

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

property or properties.  

 

The subject property abuts a residential community. There were some concerns surrounding the uses that would 

be permitted in the plaza during the rezoning process which led to the list of prohibited uses/restrictions. 

However, the proposed use would not adversely affect the neighborhood if strict hours of operation are 

established and enforced. The proposed zoning modification would allow an additional service to the area and 

would not go against the protections that the current conditions were set up to address.   

 

https://library.municode.com/ga/stonecrest/codes/code_of_ordinances?nodeId=COOR_CH27ZOOR_ART7AD_DIV3ZOCOPLAMPR_S7.3.5STFAGOREPRAMOFZOMA
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 Whether there are other existing or changing conditions affecting the use and development of the property, 

which gives supporting grounds for either approval or disapproval of the zoning proposal.  

 

The current zoning conditions/modifications were established to address concerns about over saturation of uses 

and noise. The proposed used would be one of none, if any in the surrounding area. The proposed use would not 

create any additional noise that would adversely affect the neighboring community if hours of operation are 

established and strictly enforced. This gives supporting grounds for approval of the zoning condition 

modification.  

 

 Whether the zoning proposal will adversely affect historic buildings, sites, districts, or archaeological 

resources.  

 

At the time of this request, there are no historic buildings, sites, districts, or archaeological resources 

acknowledged on the subject property.  

 

 Whether the zoning proposal will result in a use that will or could cause excessive or burdensome use of 

existing streets, transportation facilities, utilities, or schools.  

 

The proposed use will not result in a use that will or may cause excessive or burdensome use of existing streets, 

transportation facilities, utilities, or schools. The property is designed and built for small neighborhood retail uses.   

 

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

 

The zoning proposal will not adversely impact the environment or surrounding natural resources. 

 

STAFF RECOMMENDATION Amended January 7, 2025 

Staff recommends APPROVAL of amending condition 1 (d) for RZ-19-005.  To keep the current text as written on 

the strictly prohibited list of conditions to allow for a Brazilian Wax establishment that includes facials, massages 

and eyebrow threading services ONLY.   

 

PLANNING COMMISSION RECOMMENDATION – January 7, 2025 

Approved with staff conditions.  
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Attachment(s): ZM 24-004 Application and Supporting Documents 
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Attachment(s): Ordinance(s) 
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Attachment(s): Community Planning Information Meeting (CPIM) Summary Minutes 
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