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REZONING APPLICATION ANALYSIS 

 

Prepared By: Ramona Eversley, Senior Planner  

 

Petition Number: RZ24-005 

 

Applicant: Michele Battle of Battle Law, P.C.   

 1681 Wellborn Road  

Lithonia, GA 30058 

mlb@battlelawpc.com  
 
FOR GTB-GHA Coffee Road JV, LLC   

50 Glenlake Parkway  

Suite 350  

Atlanta, GA 30328 

                 Owner:          GTB-GHA Coffee Road JV,  

    50 Glenlake Parkway   

    Suite 250, Atlanta, GA 30328 

                                                                                                     

 
Project Location: 1810 Coffee Road, Stonecrest, GA 30058 (Parcel ID # 16 132 02 002) 

 6821 Stonecrest Industrial Way Stonecrest, GA 30058 (Parcel ID # 16 132 02 008) 

 

 

District: 2- Councilman Terry Faye  

 

Acreage: Tract 1 +/- 1.403 acres; Tract 2 +/- 0.13 acres – Total – 1.53 acres 

 

Existing Zoning: M-2 (Heavy Industrial) District 

 

Future Land Use: Heavy Industrial (HIND) 

 

Overlay District: N/A 

 

Proposed Development/Request: The applicant is seeking a rezoning and map amendment of 1.53 acres from M-2 

(Heavy Industrial) district to M (Light Industrial) district to allow truck parking.  

 

CPIM: February 13, 2025 

 

Planning Commission (PC): March 4, 2025 

 

Mayor & City Council:                                March 24, 2025  

Sign Posted/ Legal Ad(s) submitted: January 30, 2025  

Staff Recommendations:       DENIAL 

PC Recommendation: TBD 

mailto:mlb@battlelawpc.com
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PROJECT OVERVIEW 

Location              

The subject properties are located at 1810 Coffee Rd with a 

parcel identification of 16 132 02 002 and 6821 Stonecrest 

Industrial Way parcel identification 16 132 02 008.  The subject 

properties are currently vacant, based on the submitted site plan 

dated December 3, 2024, entitled 1810 Coffee – Boundary. 

The property abuts M (Light Industrial) District to the west, 

M-2 (Heavy Industrial) to the north, M-2 (Heavy Industrial) to 

the south and M (Light Industrial) to the east. 

 

 

Background 

The City of Stonecrest Zoning Map has the properties zoned 

M-2 (Heavy Industrial) District. The properties are heavily 

wooded and vacant. The applicant’s survey indicates that there 

is wetland area on the property. The applicant is 

requesting to rezone Tax Parcels 16 132 02 002 (1810 

Coffee Road) and 16 132 02 008 (6821 Stonecrest 

Industrial) from M-2 (Heavy Industrial) to M-1 (Light 

Industrial).  
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Adjacent and 

Surrounding Properties 

 

Zoning 
(Petition Number) 

 

Land Use 

 

Applicant 

M-2 

(Heavy Industrial) 

District 

 

Vacant Land 

 

Adjacent: North 

M-2 

(Heavy Industrial) 

District 

 

Truck Parking & Automotive 

Repair Shop 

 

Adjacent: West 

 

M 

(Light Industrial) 

 

Vacant 

Adjacent: East 

 

M 

(Light Industrial) 
Pepsico 

Adjacent: South M-2 (Heavy Industrial) 

District 

Home Depot Flatbed Distribution 

 

 

DIVISION 31. - M (LIGHT INDUSTRIAL) DISTRICT 

 

Sec. 2.31.1. - Statement of purpose and intent. 

  

The purpose and intent of the City Council in establishing the M (Light Industrial) District is as follows: 

 

A. To provide areas for the establishment of businesses engaged in the manufacturing, processing, creating, 

repairing, renovating, painting, cleaning, or assembling of goods, merchandise, or equipment and the sale 

and distribution of such goods, merchandise or equipment in locations so designated in the comprehensive 

plan;  

B. To provide an environment for light industrial uses that produces no appreciable impact on adjacent 

properties and preserve the appeal and appearance of residential and commercial areas;  

C. To ensure that all establishments located within the M (Light Industrial) District operate in compliance with 

the noise standards contained in this chapter and that any negative noise impact resulting from the use of 

land within the M (Light Industrial) District is contained within the boundaries of said district and does not 

create noise problems for adjoining residential, office or commercial districts;  

D. To provide an area within City of Stonecrest for recycling and green businesses to locate; 

E. To generate employment opportunities and economic development; 

F. To ensure that M (Light Industrial) Districts are so located that transportation access to thoroughfares and 

freeways is available; 

G. To allow for the conversion of industrial buildings which are 50 years of age or older to multifamily 

dwellings so as to promote living and working space as well as historic preservation; 

 

H. To implement the future development map of the city's most current comprehensive plan.  
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Public Participation 

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

January 2025. There was a Community Planning Information Meeting (CPIM) held on February 13, at 6:00 

p.m. at city hall. There was 1 attendee that spoke on the request.  

 

 
Submitted Site Plans 
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Rezoning Plan  
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Close up Pics  
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Aerial Map 

 

                   

RZ24-00005 
                                          ADDRESS: 1810 Coffee Road  

                                           CURRENT ZONING: M-2 (Heavy Industrial) District 

                                                OVERLAY DISTRICT:  N/A 

        FUTURE LAND USE:  Heavy Industrial  

                      PROPOSED BUILDING LOCATION:    

 

                                                  
 

 
Subject Property 
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Zoning Map 
 

 

Legend 
 

M-2 Heavy Industrial  

 

       

 

     

M Light Industrial  

  RSM Small Lot Residential 

 

Future Land Use Map  

 

 
  
 

Legend 

 Heavy Ind.   Suburban Neighborhood 
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CITY OF STONECREST, GEORGIA 

 

 

 

 

STANDARDS OF ZONING MODIFICATION 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. 

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

 

The Stonecrest Future Land Use Map within the Comprehensive Plan shows the Subject Property as having a land use 

designation of Heavy Industrial.  The proposed rezoning to M is compatible with the Heavy Industrial land use 

designation. The current surrounding zoning district is industrial, both light and heavy.  

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

properties. The rezoning of the Subject Property is consistent with the surrounding area and abutting properties which 

are also located within the Heavy Industrial and Ligh Industrial Land Use District. The proposed M (Light Industrial) 

designation allows for a broader range of light manufacturing, warehousing, and distribution activities.  The 

surrounding area is primarily characterized by industrial development, aligning with the proposed Light Industrial 

zoning.  However, the request does not meet the requirement of the TMOD23-001 on distance of 750 feet from 

residentially zoned property for truck parking. 

 

   

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

 

 1810 Coffee Road is currently zoned as M-2 (Heavy Industrial).  This zoning classification permits various heavy 

industrial activities, such as manufacturing, processing, and other intense uses.  Therefore, the property does have 

reasonable economic use under its current zoning designation.  The proposal to rezone the property to M (Light 

Industrial) aims to accommodate a broader range of light industrial uses, including warehousing, and truck parking 

distribution centers, and light manufacturing. This change could potentially enhance the property’s marketability and 

align its use more closely with the surrounding area’s development trend.     

 

 

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

properties. 

 

 The zoning proposal will adversely affect the existing use or usability of adjacent or nearby property.  The proposed 

rezoning is to develop a truck parking lot which will provide additional noise, fumes and odor to the nearby residential 

uses.  Rezoning from heavy to light industrial would potentially reduce the intensity of permitted uses, which might 

lessen any adverse effects on adjacent properties however for the proposed use it would not.   
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E. 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 City of Stonecrest has placed some emphasis on the clean-up of the Lithonia Industrial Park area.  The Subject 

Property has been vacant for well over a decade and another truck parking lot would not align with the intent of what 

the governing body is intending. Also, there is wetland on the property that appears to be covered over without any plan 

for mitigation. These factors provide supporting grounds to disapprove the proposed rezoning request.    

 

 

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

Based on available information, there is no direct indication that the proposed zoning changes for 1810 Coffee Road in 

Stonecrest, GA, would adversely affect historic buildings, sites, districts, or archaeological resources. The zoning 

request is primarily for the development of a truck storage lot, which involves adjustments to access points and buffer 

requirements. It does not involve any construction or land use that would impact historically significant structures or 

areas.   

 

G. 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 zoning proposal for 1810 Coffee Road in Stonecrest, GA, is requesting a change from a heavier industrial 

designation (M-2) to a lighter industrial designation (M), primarily for the development of a truck storage lot. 

The proposed zoning modification will not have a significant impact on existing streets and transportation facilities. In 

terms of utilities, transportation facilities, and schools, there aren’t any concerns. Industrial uses, particularly those like 

truck storage, generally have less impact on local school populations than residential developments. Furthermore, utility 

infrastructure is often designed to handle industrial uses, and the proposed use seems to align with the existing industrial 

zoning of the area. 

 

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

 

The zoning proposal for 1810 Coffee Road in Stonecrest, GA, which seeks to change the property’s zoning for the 

development of a truck storage lot, does not immediately suggest a significant adverse impact on the environment or 

surrounding natural resources. However, a few factors need to be carefully considered during the development process 

to ensure that environmental impacts are minimized or mitigated: Stormwater Management: Industrial developments 

like a truck storage lot can affect local drainage patterns due to the increase in impervious surfaces. This could 

potentially lead to increased runoff, flooding, or water quality issues. Air, Noise Pollution and Lighting: Truck 

storage facilities can sometimes generate noise and air pollution due to the operation of trucks, particularly during 

loading/unloading or when trucks are idling. The applicant states, the proposed use of the Subject Property will not 

generate any measurable dust, vibrations, odor, glare, emissions, or noise, if any, beyond the Subject Property.  The 

Subject Property is located within an industrial area and is separated from the nearest residential area by a 145ft railroad 

track right of way. All lighting on the Subject Property must comply with the City’s rules and regulations and must be 

downward facing. Wildlife and Vegetation: If the site contains significant natural resources like wetlands, forests, or 

wildlife habitats, these will need to be protected or mitigated during the development process. The land is relatively 

undeveloped, it will have to have an environmental assessment to identify any sensitive areas or species that may be 

impacted.  Soil and Erosion Control: Erosion control measures will be required to prevent soil erosion. 



CITY OF STONECREST, GEORGIA 

 

 

 

 

 

 

 

STAFF RECOMMENDATION 

Staff recommend DENIAL of this request due to the use not meeting the distance requirement from a residentially zoned 

property within 750 feet as set forth in TMOD23-001.   

 

 

 

PLANNING COMMISSION (PC) RECOMMENDATION – March 4, 2024. 

TBD 
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APPLICATION PACKAGE  
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City of Stonecrest 2038 Comprehensive Plan 5- Year Update 
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SPECIAL LAND USE PERMIT ANALYSIS 

Prepared By:    Felleshia Blair, Planner 

Petition Number:   SLUP 24-009   

Applicant:    Carole Dortch  

     1273 Springhouse Lane  

     Atlanta, GA 30311 

     permits@gosolapower.com  

 

Property Owner:   Leatha Forehand Spivey – Peaches and Cream Academy 

     3356 Panola Road   

     Lithonia, GA 30038 

     cdelasin@urbanretail.com 

 

Project Location:   3356 Panola Road (Parcel ID 16 043 03 079) 

District:    3 – Councilwoman Alecia Washington  

Acreage:    +/- 1.68 acres 

Existing Zoning:   R-100 (Residential Medium Lot) District   

Overlay:    None   

Future Land Use:   Suburban (SUB)        

  

Proposed Development/Request: The applicant is seeking to operate as a Type 2 Home Occupation for a 

child daycare business.  

CPIM:     February 13, 2025  

Planning Commission:   March 4, 2025  

Mayor & City Council:  March 24, 2025  

Sign Posted/ Legal Ad(s) submitted: January 27, 2025 

Staff Recommendations:   Conditional Approval 

Planning Commission:    TBD  
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  PROJECT OVERVIEW 

 

 

  

 

 

 

 

 

 

 

Location              

The subject property is located at 3356 Panola Road, 

Stonecrest, GA 30038. The property is near the 

intersection of Panola Road and Rock Springs Road. 

Panola Road is classified as a Major Arterial and Rock 

Springs Road is classified as a Collector Road.   

The property zoned R-100 (Residential Med Lot) zoning 

district, and all of the surrounding properties are zoned R-

100 (Residential Me Lot).   

Adjacent & 

Surrounding 

Properties 

Zoning 
(Petition Number) 

 

Land Use 

Adjacent: North 

R-100  

(Residential Med 

Lot) District 

Residential  

(Single Family 

Home) 

Adjacent: West 

R-100 

(Residential Med 

Lot) District 

Residential 

 (Single Family 

Home)  

Adjacent: East 

R-100 

(Residential Med 

Lot) District  

Residential  

(Single Family 

Home)  

Adjacent: South 

R-100 

(Residential Med 

Lot)  District 

Undeveloped Land   

 

Background               

The subject property zoning classification is R-100 – 

Residential Med Lot. 

The property is developed as a single family home. The 

property has been used as a residence for the applicant for 

many year in conjunction to the daycare use. The has been 

operating, however all of the proper licenses were not 

acquired from the City of Stonecrest.  The proposed 

request is to bring the daycare use into compliance with 

the City of Stonecrest’s ordinances and regulations. The 

applicant has had some approvals from the State of 

Georgia over the years.   

 

 

 

 

 

According to Division 5, Section 2.5.1   the purpose and intent 

of the City Council in establishing the R-100 (Residential 

Medium Lot-100) District is as follows: A. To provide for the 

protection of neighborhoods within the city where lots have a 

minimum area of 15,000 square feet; B. To provide for 

compatible infill development in neighborhoods; C. To 

provide "For Sale", Single family detached residential 

subdivisions and For Sale Communities; D. To provide 

flexibility in design on the interior of new development while 

protecting surrounding development; E. To ensure that the uses 

and structures authorized in the R-100 (Residential Medium 

Lot-100) District are those uses and structures designed to 

serve the housing, recreational, educational, religious, and 

social needs of the neighborhood;       F. To provide for 

appropriately sized accessible and useable open space in new 

developments for health, recreational and social opportunities 

for city residents; and G. To implement the future development 

map of the city's comprehensive plan. 

 

SLUP 24-009 
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DIVISION 2. - SUPPLEMENTAL USE REGULATIONS 

 

Sec. 4.2.19. - Child daycare facility (up to six children), or child daycare center (seven or more children). 

Each child daycare facility and child daycare center shall be subject to the following requirements. A child daycare 

facility or center may also be a kindergarten or preschool. 

A. Each child daycare facility and child daycare center shall comply with all applicable state daycare requirements for 

standards, licensing and inspection. A City of Stonecrest business license is required. 

B. Prior to the issuance of a business license for a child daycare facility or child daycare center, the necessary licensing 

from the State of Georgia shall be obtained, including compliance with all requirements related to minimum area for 

classrooms, play areas, and fencing. Each child daycare facility and child daycare center shall provide off-street parking 

spaces as required by the applicable zoning district. Each child daycare center shall provide an adequate turnaround on the 

site. 

C. The exterior appearance of any child daycare facility located in a residential district shall be maintained as a residential 

structure, and no signs other than those otherwise authorized within the applicable zoning district shall be erected (no cut-

outs, animal characters, or other graphics shall be affixed to the exterior of the structure or displayed upon the premises). 

D. No child daycare facility shall be located within 1,000 feet of another child daycare facility. 

E. See also additional approval criteria in article 7 of this chapter, administration. 
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Public Participation                        

Property owners within 1,000 feet of the subject property were mailed notices of the proposed special land use permit in 

July. The Community Planning Information Meeting (CPIM) was held on July 7, 2024, at 6:00 pm at city hall. There were 

no residents in attendance at the meeting to discuss this case.   

 

Proposed Site Plan 
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Aerial Map 

 

 

 

 

 

 

SLUP 24-009 
ADDRESS: 3356 Panola Road 

CURRENT ZONING: R-100 (Residential Med Lot) District 

OVERLAY: None  

FUTURE LAND USE: Suburban (SUB)     

       
    

 
Subject Property   
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Zoning Map  

 

 

Future Land Use Map 

 

  

                          

 

 

 

Legend

 

Legend
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STANDARDS OF REZONING REVIEW 

Section 7.4.6 of the Stonecrest Zoning Ordinance list nineteen factors to be evaluated in consideration of granting 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 factor by the Community Development Department, Planning 

Commission and City Council. Each factor is listed with staff analysis. 

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.  

 

The property was developed in 1996 with a single-family dwelling. The subject property consists of approximately 

+/- 1.68 acres of residential zone land. The lot is more than adequate with its size and setbacks exceeding all lot 

dimensional requirements as per Division 2, Section 2.2.1 – Dimensional Requirements. The lot has appropriate 

parking for four (4) vehicles. The length of the driveway allows for the flow of the vehicles for one-way in and one-

way out ensuring safety of entering and existing vehicles during drop-off/pick-up.  A secure 2,000 sq. ft. fenced 

outdoor play area is provided from public view within the rear side yard area.  The house floor plan has 3,847 square 

feet of enclosed floor space consisting of dedicated learning area, 1/2 bath accommodation of toilet, full kitchen for 

prep and cooking meals.   The conditions of the home and lot as-is don’t affect the need or requirements of any 

interior or exterior alterations or changes to modify the current residential characteristics for the special land use 

request.   

 

 

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

land uses in the district.  

 

The proposal is consistently compatible with the residential zone district and the existing residential developed 

properties. The site has a single-family dwelling on the land.  The proposal for a child daycare facility is 

permitted, per Section 2.5.2 by Permitted and Special Land Uses that governs the site.   Should the applicant 

propose seven (7)  to twelve children the use shall be classified as a child daycare center. Thereby any associated 

activity will not be compatible with the R-100 Residential Medium Lot District Regulations. 

 

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

  

The property is located off Panola Road, which is a major arterial street with access to existing developed public 

facilities and existing utilities.  

 

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 use proposed so as not to unduly increase traffic and create 

congestion in the area.  

 

Panola Road is an existing roadway with a varied public right-of-way width. There is adequate traffic-carrying 

capacity along the roadway.   

 

https://library.municode.com/ga/stonecrest/codes/code_of_ordinances?nodeId=COOR_CH27ZOOR_ART7AD_DIV4SPLAUSPE_S7.4.6SPLAUSPECRBECO


_________________________________________________________________________________________________ 
 

 

 

E. Whether or not existing land uses located along access routes to the site will be adversely affected by the 

character of the vehicles or the volume of traffic generated by the proposed use.  

 

According to the applicant a “daycare” facility has been operating from this location since 2020.  The standard 

traffic volume for the visits to the site has been daily since such time for operational hours are  7a.m. through 

6p.m. Monday – Friday.  The existing residential land use located in the area will not be adversely affected by the 

character of the vehicles or volume of traffic as very little associated traffic changes will occur.   

 

F. Adequacy of 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. 

 

Adequate ingress and egress are provided through two curb cuts along Panola Road onto the site via a u-shaped 

driveway. There are sidewalks available for pedestrian walkability along the frontage of the subject property. At 

the nearby intersection a traffic island for cross walk is present for pedestrian and automotive safety, traffic flow 

and access.  The public right-of-way and driveway access is adequate in width and length for emergencies.  

 

 

Whether the proposed use will create adverse impacts upon any adjoining land use by reason of noise, 

smoke, odor, dust, or vibration generated by the proposed use.  

 

The proposed use should not adversely impact adjoining land uses by reason of smoke, odor, dust, or vibration 

generated for child day care facility.  Noise may be a factor to consider during the hours of pick up and drop off 

along with outdoor activities for the children. 

 

G. Whether the proposed use will create adverse impacts upon any adjoining land use by reason of the hours 

of operation of the proposed use.  

 

The proposed use hours of operation 7am – 6 pm and should not create adverse impacts upon any adjoining land 

use. However, consideration should be given to the hours of pick up and drop off along with outdoor activities for 

the children. 

  

H. Whether the proposed use will create adverse impacts upon any adjoining land use by reason of the 

manner of operation of the proposed use. 

 

The proposed use will not adversely impact any adjoining land use by reason of manner of operation. The 

property is a single-family dwelling proposing to provide child care service to six or seven children not of school 

age. Noise may be a factor to consider during the hours of pick up and drop off along with outdoor activities for 

the children. 

 

I. Whether the proposed use is otherwise consistent with the requirements of the zoning district classification 

in which the use is proposed to be located.  

 

The proposed use is permitted per Article 4 – Use Regulations Table 4.1 – Use Table. Although this proposed use 

is permitted, there has not been any similar use developed in the area.   



_________________________________________________________________________________________________ 
 

 

 

J. Whether the proposed use is consistent with the policies of the comprehensive plan. 

 

The use is consistent with the policies of the comprehensive plan and is permitted by the zoning ordinance with an 

approved special land use permit. The comprehensive plan states “ 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 existing structure was developed as a traditional suburban land use pattern.   

 

K. Whether the proposed use provides for all required buffer zones and transitional buffer zones where 

required by the regulations of the zoning district in which the use is proposed to be located.  

 

The proposed use would be in an existing neighborhood and has adequate required space for the proposed use. 

The uses in the surrounding neighborhood are all similar in nature.     

  

L. Whether there is adequate provision of refuse and service areas.  

 

There are currently refuse and services provided at the property. The use would not change any of the current 

services.   

 

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

 

The Special Land Use Permit will be granted to the applicant for the requested use and is not transferable. If the 

uses is discontinued, the permit will expire.   

  

N. Whether 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.  

 

The size, scale and mass of the proposed development are appropriate in relation to the size of the subject 

property and in relation to the size and scale of the adjacent and nearby lots and residential structures.   

 

O. Whether the proposed use will adversely affect historic buildings, sites, districts, or archaeological 

resources. 

At the time of this report, there are no historical buildings or archeological resources that staff are aware of in the 

area.  

P. Whether the proposed use satisfies the requirements contained within the supplemental regulations for 

such special land use permit.  

 

The proposed use does meet the requirements of the supplemental regulations.   

 

Q. Whether the proposed use will create a negative shadow impact on any adjoining lot or building as a result 

of the proposed building height.   

 

The proposed use will not create a negative shadow impact on any adjoining lot or building as a result of building 

height. The building height is not proposing to change with this request.   



_________________________________________________________________________________________________ 
 

 

 

R. Whether the proposed use would be consistent with the needs of the neighborhood or the community as a 

whole, be compatible with the neighborhood, and would not be in conflict with the overall objective of the 

comprehensive plan.  

 

The proposed use may be a benefit to the community as a whole by producing childcare services for the existing 

community. The use would be compatible with the neighborhood and not be in conflict with the overall objective 

of the comprehensive plan.   

 

  

STAFF RECOMMENDATION  

Staff recommends conditional approval with the following conditions;  

The child daycare facility and child daycare center shall be subject to the following requirements.  

A. The  child daycare facility and child daycare center shall comply with all applicable state and local daycare 

requirements for standards, licensing and inspection before the issuance of  a City of Stonecrest business license.  

B. A City of Stonecrest business license is required and shall be maintained annually for compliance. 

B. Prior to the issuance of a business license for a child daycare facility or child daycare center, the necessary licensing 

from the State of Georgia shall be obtained, including compliance with all requirements related to minimum area for 

classrooms, play areas, and fencing.  

C. The child daycare facility and child daycare center shall provide off-street parking spaces as required by the applicable 

zoning district.  

D. The child daycare center shall provide an adequate turnaround on the site. 

D. The exterior appearance of any child daycare facility located in a residential district shall be maintained as a residential 

structure, and no signs other than those otherwise authorized within the applicable zoning district shall be erected (no cut-

outs, animal characters, or other graphics shall be affixed to the exterior of the structure or displayed upon the premises). 

E. No child daycare facility shall be located within 1,000 feet of another child daycare facility. 

 

PLANNING COMMISSION RECOMMENDATION – March 24, 2025 

TBD 
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Attachment(s): SLUP 24-006 Application Materials 
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Attachment(s): Community Planning Information Meeting (CPIM) Summary Minutes 
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SPECIAL LAND USE PERMIT (SLUP) ANALYSIS 

Petition Number:   SLUP25-000001  

Applicant:    Rufaro Moyo of Moyo Capital, Inc. 

4989 Thompson Mill Road  

     Stonecrest, GA 30038 

     rmkardia@gmail.com  
 

Owner:    Rufaro Edwin Moyo   

     4989 Thompson Mill Road  

     Lithonia, GA 30038 

      

Project Location:   4989 Thompson Mill Road  

District:    2 – Councilman Terry Fye  

Acreage:    0.46 acres 

Existing Zoning:   R-100 (Residential Medium Lot) District   

Future Land Use:   Suburban (SUB)        

  

Overlay District: N/A 

Proposed Development/Request: The applicant is requesting a Special Land Use Permit (SLUP) to operate 

Type 2 Home Occupation for a personal care home business. 

CPIM:     February 13, 2025 

Planning Commission:   March 4, 2025 

Mayor & City Council:  March 24, 2025 

Sign Posted/ Legal Ad(s) submitted: January 27, 2025 

Staff Recommendations:  Approval 

Planning Commission:   TBD  

  

mailto:owusugrant332@gmail.com


 
 

 

PROJECT OVERVIEW 

 

 

 

   

 

 

 

 

  

Public Participation   

 

Background  

DIVISION 5. - R-100 (RESIDEN 

Sec. 2.5.1. - Statement of purpose and intent. 

Location              

The subject property is located at 4989 Thompson Mill Road 

with a parcel identification 16 011 05 069. The dwelling is 

located within the Miller’s Cove Subdivision.    

The property abuts RSM (Small Lot Residential Mix) District 

on the north, south, east, and west.   

Adjacent & 

Surrounding 

Properties 

Zoning 
(Petition Number) 

 

Land Use 

Applicant  

R-100 

(Residential Med 

Lot)  

District 

 

Residential  

Adjacent: North 

R-100 

(Residential Med 

Lot)  

District 

Residential  

(Detached Single 

Family Home) 

Adjacent: West 

R-100 

(Residential Med 

Lot)  

District 

Residential 

(Detached Single-

Family Home) 

Adjacent: East 

R-100 

(Residential Med 

Lot)  

District 

Residential  

(Detached Single 

Family Home) 

Adjacent: South 

R-100 

(Residential Med 

Lot)  

District 

Residential  

(Detached Single 

Family Home) 

              

SLUP 25-001 

The closet Personal Care Home is located at 4921 

Hamlet Court, which is approximately 1250ft. from 

subject property. The property is a single-family 

detached dwelling. The dwelling was built in 1972 

with four (4) bedrooms and three (3) bathrooms. 

The entire floor area is approximately 2,258 square 

feet.  



 
 

 

 

DIVISION 5. - R-100 (RESIDENTIAL MEDIUM LOT-100) DISTRICT 

 

Sec. 2.5.1. - Statement of purpose and intent. 

The purpose and intent of the City Council in establishing the R-100 (Residential Medium Lot-100) District is as   

follows: 

A. To provide for the protection of neighborhoods within the city where lots have a minimum area of 15,000 square 

feet;  

B. To provide for compatible infill development in neighborhoods; 

C. To provide "For Sale", Single family detached residential subdivisions and For Sale Communities; 

D. To provide flexibility in design on the interior of new development while protecting surrounding development; 

E. To ensure that the uses and structures authorized in the R-100 (Residential Medium Lot-100) District are those 

uses and structures designed to serve the housing, recreational, educational, religious, and social needs of the 

neighborhood; 

F. To provide for appropriately sized accessible and useable open space in new developments for health, recreational 

and social opportunities for city residents; and 

G. To implement the future development map of the city's comprehensive plan. 

 

 

 

Public Participation 

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

2025. The Community Planning Information Meeting (CPIM) was held on February 13, 2025, at 6:00 P.M. at city 

hall. There were 2 neighbors that spoke in support of the petition. 

 

 

 

 

 

 

 

 



 
 

 

Floor Layout Plan                           

 

 

 

Interior Site Photos 

         

         



 
 

 

 

 

 

 

 

 



 
 

 

 

 

 

 

 

 

Aerial Map 

 

 

  

 

 

 

SLUP25-000001 
ADDRESS: 4989 Thompson Mill Road 

CURRENT ZONING: R-100 (Residential Med Lot) District 

FUTURE LAND USE: Suburban Neighborhood (SUB)   

           

  

 
Subject Property   



 
 

 

Zoning Map  

 

 

 

                                            

               Future Land Use Map 

  

 

 

 

 

 



 
 

 

STANDARDS OF SPECIAL LAND USE PERMIT REVIEW 

Section 7.4.6 of the Stonecrest Zoning Ordinance lists twenty factors to be considered in a technical review of a special 

land use permit completed by the Community Development Department and Planning Commission. Each criterion is 

listed with staff analysis. 

A. The adequacy of the size of the site for the use contemplated and whether or not the adequate land area is 

available for the proposed use including the 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. 

 

The property consists of 20,038 square feet, with a lot coverage of 14.58%. It includes sufficient land to meet the 

required setbacks (front: 25 ft, side: 10 ft, rear: 40 ft) and open space for recreational and landscaping purposes. 

Off-street parking can be accommodated on the existing driveway or additional paved areas, meeting zoning district 

requirements Section 4.2.41 (Personal care homes and child caring institutions). The required parking is at least 

four (4) parking spaces within a driveway, garage, or carport. 

 

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

land uses in the district. 

 

The surrounding area is residential with low-density development, making a personal care  

home compatible. The single-story structure and quiet environment align with the  

character of the neighborhood, and the use complements local community needs without  

introducing disruptive activities.  

 

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

 

The site is well-supported by existing infrastructure, including water, sewer, electricity,  

and internet services. Emergency services (fire and police) and nearby healthcare facilities  

provide sufficient coverage for the proposed use. 

 

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 use proposed so as not to unduly increase traffic and create 

congestion in the area. 

 

Thompson Mill Rd is a two-lane local road with light to moderate traffic volumes. The  

anticipated traffic generated by the facility (approximately 10-20 trips/week) will not  

cause undue congestion or exceed the local road’s capacity. 

 

E. Whether existing land uses located along access routes to the site will be adversely affected by the character 

of the vehicles or the volume of traffic generated by the proposed use. 

 

The personal care home will generate minimal traffic primarily consisting of staff, visitors,  

and service vehicles. These are compatible with existing residential traffic patterns and  

will not adversely affect neighboring properties.  

 

https://library.municode.com/ga/stonecrest/codes/code_of_ordinances?nodeId=COOR_CH27ZOOR_ART7AD_DIV4SPLAUSPE_S7.4.6SPLAUSPECRBECO
https://library.municode.com/ga/stonecrest/codes/code_of_ordinances?nodeId=COOR_CH27ZOOR_ART4USRE_DIV2SUUSRE_S4.2.41PECAHOCHCAIN


 
 

 

F. Adequacy of 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 a fire or another emergency. 

 

The property features an existing paved driveway with safe ingress and egress to Thompson Mill Rd. The flat 

topography ensures easy access for vehicles and emergency responders. There is no anticipated impact on 

pedestrian safety. 

 

G. Whether the proposed use will create adverse impacts upon any adjoining land use by reason of noise, 

smoke, odor, dust, or vibration generated by the proposed use. 

 

The nature of a personal care home minimizes disruptive elements. Noise levels will  

remain low, and no industrial equipment or processes will generate smoke, odor, dust, or  

vibration. The proposed hours of operation shall be Monday to Friday; and 9:00 A.M. – 5:00 P.M. on Saturdays 

and Sundays 10:00AM to 5:00PM.  

 

H. Whether the proposed use will create adverse impacts upon any adjoining land use by reason of the hours 

of operation of the proposed use. 

 

The facility will not generate activity or noise disruptive to neighboring properties during nighttime hours, as it 

serves as a residential care home. 

 

 

I. Whether the proposed use will create adverse impacts upon any adjoining land use by reason of the 

manner of operation of the proposed use. 

 

Operations involve residential care, with no industrial or high-traffic elements, making the  

use compatible with neighboring properties. 

 

J. Whether the proposed use is otherwise consistent with the requirements of the zoning district classification 

in which the use is proposed to be located. 

 

The R-100 zoning classification permits residential care facilities with appropriate permits and aligns with zoning 

district’s lot size, setbacks, and density requirements. 

 

K. Whether the proposed use is consistent with the policies of the comprehensive plan. 

 

The development supports Stonecrest’s goals of creating diverse housing and providing  

services for aging residents. It is consistent with policies encouraging accessibility and  

community-oriented care facilities. 

 

L. Whether the proposed use provides for all required buffer zones and transitional buffer zones where 

required by the regulations of the zoning district in which the use is proposed to be located. 

 

Setbacks and landscaping provide natural buffer zones, ensuring a smooth transition  

between the facility and adjacent properties. Additional fencing or plantings could enhance privacy if required.  



 
 

 

M. Whether there is adequate provision of refuse and service areas. 

 

Adequate space exists for refuse storage and service areas on-site, minimizing visual or  

environmental impact. Regular waste disposal can be managed without disrupting  

operations. 

 

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

 

If granted approval, the special land use permit should not be transferable and only applicable to the current 

applicant, operator(s), and homeowner(s).  

 

O. Whether 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. 

 

The existing single-story structure is appropriately scaled for the property and the surrounding residential 

neighborhood, ensuring no visual or structural dominance over neighboring lots. 

 

P. Whether the proposed use will adversely affect historic buildings, sites, districts, or archaeological 

resources. 

 

No historic or archaeological resources are present on the property or in the immediate  

vicinity, eliminating the potential for adverse impacts. 

 

Q. Whether the proposed use satisfies the requirements contained within the supplemental regulations for 

such special land use permits. 

 

The proposed use adheres to supplemental regulations, including land area, operational  

requirements, and neighborhood compatibility standards. 

 

R. Whether the proposed use will create a negative shadow impact on any adjoining lot or building as a result 

of the proposed building height. 

 

The single-story design prevents significant shadowing on adjacent lots, ensuring no  

adverse impact on neighboring properties. 

 

S. Whether the proposed use would be consistent with the needs of the neighborhood or the community as a 

whole, be compatible with the neighborhood, and would not be in conflict with the overall objective of the 

comprehensive plan. 

 

The proposed personal care home addresses the community’s need for elder care services, aligns with the low-

density residential character of the area, and supports the goals of the comprehensive plan. It is both compatible 

with and beneficial to the neighborhood.   

 

 



 
 

 

STAFF RECOMMENDATION  

Staff recommends approval due to compliance with the Stonecrest 2038 Comprehensive plan. 

 

PLANNING COMMISSION RECOMMENDATION – March 4, 2025 

TBD 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 
 

 

Attachment(s): SLU25-000001 Application Materials 

 



 
 

 
 



 
 

 

 



 
 

 

 

 



 
 

 

  



 
 

 

 

 



 
 

 

Attachment(s): Comp Plan and Ordinance(s) 

 

 



 
 

 



 
 

 



 
 

 



 
 

 



 
 

 



 
 

 

 



 
 

 

Attachment(s): Community Planning Information Meeting (CPIM) Summary Minutes 
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