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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: C-1 - Local Commercial District - Zoning Modification to existing RZ-
19-005   

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 Condition 
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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.  

 

 

Existing (Approved) Site Plan (May 7, 2019-DeKalb County) 
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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.   
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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  

Staff recommends DENIAL of the zoning modification request to modify RZ-19-005 (DeKalb County) zoning condition 
(1). (d). Barber Shop/Beauty Salon and/or similar establishments. 

Staff recommends APPROVAL of amending the conditions for RZ-19-005 (DeKalb County) to allow for a Brazilian 
Wax establishment.  

 

PLANNING COMMISSION RECOMMENDATION – January 7, 2025 

TBD 
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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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