
March 3rd, 2026 Board of Zoning Adjustment and Planning Commission 

Agenda Schedule 

Board of Adjustment meeting – January scheduled 

1. Board of Zoning Adjustment minutes from 12-9-2025 meeting 

2. Variance request to postpone development of hard surface parking at 1607-1613  

    S. Main Street in a B-3, Highway Commercial zone. The request is for 18-24  

    months. 
 

Adjourn Board of Zoning Adjustment meeting 
 

3. Planning Commission Minutes from December 9th, 2025 meeting  
 

4. Use Permit on Review Request (UPOR) by Sonya Golden and Curtis Garner to  

    establish a shared workspace, creative hub and café at 610 E. 2nd Avenue in an 

    I-3, Industrial zone. 
 

5. Use Permit on Review request to establish a pool hall, bar and grill 1607 S. Main  

    Street in a B-3, Highway Commercial zone.  
 

6. Use Permit on Review request to establish a retail business at 3131 S. Olive in  

    an I-1, Industrial zone.   
 

February scheduled  
 

7. Use Permit on Review request to establish a multicultural center at 405 N.  

    University within a B-6.1 zone.   
 

8. Use Permit on Review request to establish an urban vegetable garden with high  

    tunnel at 1222 S. Alabama Street in a R-3, Residential zone.  
 

9. Use Permit on Review request to establish an administrative office for vehicle  

    sales financing and customer service at 2306 W. 31st in a R-B, Residential –  

    Business zone.   

 

 

 
 



 

CITY OF PINE BLUFF 
PLANNING COMMISSION  

March 3rd, 2026     4:00 p.m. 
City Hall Council Chambers 

200 E. 8th Avenue 
  

 

FEBRUARY AGENDA 
 

CALL TO ORDER 
 

CONSIDERATION OF MINUTES:    NONE 
 

OLD BUSINESS:  NONE 
 

NEW BUSINESS: 

 

1. Use Permit on Review request to establish a multicultural center at 405 N. University within  

     a B-6.1 zone.   

2. Use Permit on Review request to establish an urban vegetable garden with high tunnel at  

    1222 S. Alabama Street in a R-3, Residential zone.  
 

3. Use Permit on Review request to establish an administrative office for vehicle sales financing  

    and customer service at 2306 W. 31st in a R-B, Residential - Business zone.   

 

 
 

COMMITTEE REPORTS:  NONE 
 

ADJOURNMENT 

 

 

 

 

 

Next meeting scheduled for March, 31st, 2026 

 

 

 

 

 

 

 

 

 

Complete Agendas can be found online at www.searpc.com .  Click on the calendar 
date of the meeting. 

 

http://www.searpc.com/
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RECOMMENDATION 

 TO THE  

PINE BLUFF PLANNING COMMISSION 
  

  

SUBJECT:     Use Permit on Review request to establish a multicultural center  

                       at 405 N. University within a B-6.1 zone.   
 

APPLICANT:  W. N. McAfee 
 

ZONING AND LAND USES:   B-6.1, Commercial 
 

ZONING: North: B-6.1, Commercial LAND North: Vacant / Commercial 

  South: B-6.1, Commercial USE: South: Vacant / S.F. Residential 

  East: B-6.3, Mixed Use – Comm.  
    and Residential 

  East: Vacant / S.F. Residential 

  West: B-6.1, Commercial   West: Beauty shop / Club 

  

History 
 

2025-1-28 1010 N. Sht. Cedar – establish restaurant & office center B-6.2  - Approved 
 

REVIEW 
 

Background and request – The applicant is requesting approval to establish a 

multi-cultural center within an existing commercial structure formerly occupied by 

a retail store (Family Dollar). The proposed use would allow public meetings, 

educational workshops, community programming and reserved events such as 

reunions and repass gatherings.  

 

The property is zoned B-6.1 University Commercial, which is intended to 

accommodate retail, service, and community-oriented commercial uses that 

support nearby institutional and residential areas. The applicant proposes to utilize 

the existing building footprint without exterior expansion. No structural additions 

are proposed at this time. 
 

Site and Surrounding Area – The subject property consists of a one-story 

commercial building previously used as a Family Dollar retail store. The site 

includes an existing paved parking lot that was designed to accommodate retail-

level parking demand. Surrounding land uses as noted above include vacant and 

commercial property to the north, vacant and residential property to the south, 

commercial property to the west and vacant and residential property to the east. 

Directly adjoining lots on the north south and east are vacant. The closest  



UPOR                                                                                                                                              AGENDA ITEM #1 
405 N. UNIVERSITY 

March 3rd, 2026 

2 
 

 

residential structure is approximately 80 feet from property line to property line 

and approximately 140 feet building to building to the southeast. The separation 

distance provides a measurable buffer between the proposed use and adjacent 

residences. The building’s orientation and existing parking area further contribute 

to this separation. 
 

Applicable Ordinance Provisions – The B-6.1 University Commercial District is 

intended to provide commercial services in proximity to institutional and 

university-related areas, support community-serving businesses, mixed uses, retail 

office, restaurant and commercial indoor amusement and recreational activities. 

Assembly and meeting facilities may be conditionally permitted within the B-6.1 

commercial district, subject to compliance with parking requirements,  

setback standards, buffering requirements where adjacent to residential uses and  

noise and operational standards. If classified as an assembly or community center 

use, the proposal must meet parking ratios applicable to places of assembly 

typically based on square footage or seating availability.  
 

Parking and Site Compliance – The building was originally developed as a retail 

establishment with on-site parking consistent with commercial zoning 

requirements. Existing paved parking appears adequate for anticipated occupancy 

levels. Retail uses typically require significant parking; therefore, conversion to a 

meeting-based use is not expected to create a deficiency, provided event sizes are 

managed within occupancy limits. Existing driveways and internal circulation were 

designed for customer traffic.  
 

Existing commercial lighting should be directed and shielded to prevent spillover 

onto residential properties. Given the proximity of residential uses (78 feet from 

property line), staff recommends ensuring that: trash receptacles are screened, any 

outdoor gathering areas are limited or buffered and amplified outdoor sound be 

prohibited. No exterior expansion is proposed. Any interior renovations will be 

subject to building and fire code review, including occupancy load and life safety 

requirements. 
 

Findings and Analysis –   The proposed multi-cultural center is consistent with the 

intent of the B-6.1 University Commercial district, which supports community-

oriented and institutional-adjacent uses. The reuse of a vacant retail building 

promotes economic reinvestment and reduces commercial vacancy. 
 

While the property is adjacent to residential uses, the following factors support 

compatibility: 

• 80-foot separation from property line 
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•  

• 140-foot building-to-building separation 

• Existing commercial development pattern 

• No proposed expansion toward residential properties 
 

Potential impacts include evening traffic, noise associated with gatherings and 

event related parking overflow; however, these impacts can be mitigated through 

operational conditions such as limited hours of operation, prohibited outdoor 

music, compliance with occupancy limits and ensuring parking remains on-site. 
 

The proposed use provides social, educational, and cultural programming that 

serves the broader community and aligns with the commercial district’s purpose. 
 

RECOMMENDATION   
 

Based on the review of the request, site conditions, and applicable ordinances, staff 

finds that the proposed multi-cultural center: is consistent with the intent of the B-

6.1 University Commercial zoning district, reuses an existing commercial structure 

without expansion, provides adequate separation from residential uses, has 

sufficient on-site parking and can operate compatibly with surrounding uses if 

conditions are applied.  
 

Staff recommends approval of the request to establish a multi-cultural center in the 

B-6.1 University Commercial district, subject to the following conditions: 

1. Hours of operation shall be limited to reasonable commercial hours (to be 

determined by the Commission). 

2. No outdoor amplified music or outdoor event space shall be permitted 

without additional review. 

3. All events shall comply with occupancy limits established by the Fire 

Marshal. 

4. All parking shall be accommodated on-site. 

5. Exterior lighting shall be shielded to prevent light trespass onto residential 

properties. 

6. Inspection and Fire Department approval. 
 

With these conditions, the proposed use is not expected to adversely impact 

adjacent residential properties and is consistent with the character and intent of the 

district. 
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Zoning Map 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

405 N. University 
UPOR 
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Ownership map 

 

 

 

 

 

 

 

 

 

405 N. University 
UPOR 
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Closer site view 
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405 N. University 

 

 
                               405 N. University  - front 
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405 N. University  - front 

 

 
      405 N. University – Rear from Vaugine Street 
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                               405 N. University – View east side delivery right of way 

 

 
East side of 405 N. University – adjoining property 
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                         Saracen Road looking east from behind 405 N. University 

 

 
                        Adjoining properties southeast of 405 N. University 
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                          Properties east of 405 N. University – east of N. Plum Street 

 

 
Property north of 405 N. University and beyond parking lot 
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Properties west of 405 N. University (across University Avenue) 

 

 
Southwest across University from 405 N. University 
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RECOMMENDATION 

 TO THE  

PINE BLUFF PLANNING COMMISSION 
  

  

SUBJECT:     Use Permit on Review request to establish an urban vegetable  

                       garden with high tunnel at 1222 S. Alabama Street in a R-3,  

                       Residential zone.  
 

APPLICANT:  O’Brennan Moss – Grow Sumthin Challenge Gardens 
 

ZONING AND LAND USES:   R-3, Residential 
 

ZONING: North: R-3, Residential LAND North: Vacant 

  South: R-3, Residential USE: South: Single Family residence 

  East: R-3, Residential   East: Single Family residence 

  West: R-3, Residential   West: Single Family residence 

  

History 
 

2024-3-26  - 3702 W. 12th – to install a high tunnel – R-3 Neighborhood  -        Denied 

2025-1-28  -   604 E. 43rd  - to install a high tunnel  - R-2  Rural                -       Approved 

2025-6-24  - 5210 Faucett – to install a high tunnel – R-1 Rural                -        Approved 
 

REVIEW 
 

Background and request – The applicant has submitted a request to establish 
an urban garden with a high tunnel structure on a property zoned R-3, 
Residential. The proposal includes raised beds, seasonal vegetable production, 
community access, and a high tunnel (a polyethylene-covered growing 
structure approximately 30 x 72 feet. No indication of height was submitted. 
The high tunnel is intended to extend the growing season and support year-
round cultivation.  
 

High tunnels have twice been approved in rural residential areas zones within the 

city but denied in more residential neighborhoods due to concerns about height, 

visual impacts, stormwater and drainage, neighborhood compatibility, and 

potential accessory use conflicts. The applicant contends that the structure will 

enhance neighborhood food access, support community engagement, improve 

property aesthetics, provide educational opportunities and contribute to 

sustainability goals. A rough site plan and narrative have been provided. This 

request requires review by the Planning Commission because the high tunnel is not 

listed as a permitted use and is a non-standard structure in a residential zone and  
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may be interpreted as either an accessory agricultural use or a special use subject to 

conditions under the ordinance.  
 

Site and Surrounding Area - The property is located in a predominately residential 

neighborhood characterized by single-family homes. The lot is approximately 80 x 

120 and has previously operated as a community garden space since 2017 
without permanent structures. It is located on the northwest corner of 
Alabama and 13th Avenue.  The neighborhood is characterized by static or 
declining single-family homes and no sidewalks. A declining single-family 
home adjoins the property on the west while all other neighboring  homes are 
across a street. No high tunnel structures are present nearby; however, 
another urban style garden is located at 14th and State Street. 
 

Applicable Ordinance Provisions – Zoning district regulations for the R-3 zone 

allows general permitted uses such as single-family dwellings and associated 

accessory structures. Accessory structures must comply with size, height, and 

setbacks. Agricultural uses are not generally permitted in residential zones except 

as limited, low–intensity operations incidental to residential use (e.g., home 

gardens). 
 

Accessory structure standards require a minimum setback of 5 feet from property 

lines, and they are only allowed in rear and side yards. A primary residence is also 

required to allow an accessory structure. When a proposed use is not listed as 

permitted, the Commission may consider it under Special Use with conditions if: 

The use is compatible with existing and future development patterns and will not 

adversely affect neighboring properties (e.g., noise, drainage, sight lines). 
 

Section 28 regulates stormwater drainage and natural drainage patterns that may be 

affected by fertilizers and increased runoff onto neighboring properties.  
 

Parking and Site Compliance – The proposed use does not generate a parking 

demand beyond that of the existing residence. No additional parking improvements 

are required per Code.  
 

Site Plan Compliance: Although a site plan was included it does not appear to be 

scalable. As an example, the lot width is 80 feet, and the drawing indicates a 72-

foot high tunnel with 15 feet on the north side and 20 feet on the south side (107 

feet).  
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Findings and Analysis –  

✓ Use Compatibility: Urban gardening is a low-intensity activity compatible 

with residential neighborhoods. However, the introduction of a high 

tunnel—typically found in agricultural settings—raises issues of scale and 

neighborhood character.  

✓ Visual Impacts: Due to its size and materials, the high tunnel may be 

visually prominent from adjacent lots. Without appropriate screening (e.g., 

plantings, fencing), neighbors could view the structure as incongruent with 

the residential context. This visual impact is among the primary reasons 

similar requests have previously been denied.  

✓ Drainage Concerns: Residential neighborhoods historically experience 

inadequate drainage; additional surface modifications may exacerbate 

runoff.  

✓ Precedent and Policy: While urban gardens are supported in city 

sustainability goals, high tunnels in residential zones are not typical. Past 

approvals have been limited to larger acreage and rural areas where such 

structures are expected. A conditional approval with design restrictions 

(reduced height, increased setbacks, enhanced screening) could balance 

community benefit with neighborhood compatibility. 

5. Neighborhood Feedback: No neighborhood feedback has been provided to  

    staff. 

 

RECOMMENDATION   
 

After review of the application materials, site conditions, applicable ordinances, 

and prior Planning Commission actions regarding high tunnels in residential 

neighborhoods, staff provides the following options for consideration: 
 

Option A — Denial: 

Deny the request for a high tunnel in the R-3 zone due to accessory structure 

definition and height, potential drainage impacts, and incompatibility with adjacent 

residential properties. Approve continued use of parcel as an urban garden. 
 

Option B — Conditional Approval: 

Approve with conditions that address key concerns, including but not limited to: 

1. Limit height of the high tunnel and increase setback from adjoining property 

to the west 

2. Submit a stormwater/drainage plan  

3. High tunnel use limited to personal/community gardening with no 

commercial sales onsite. 
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4. Inspection and Fire Department approval. Not sure how this fits within code 

but require so those departments have the option. 
 

You could require an annual review by Planning Commission to ensure 

compliance or rely upon the code allowance that complaints can bring it back to 

the commission. 

 

 

 

 
 

 

Zoning Map 

 

 

 

 

 

 

1222 S. Alabama 
UPOR 
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Ownership map 

 

 
 

1222 S. Alabama 
UPOR 

1222 S. Alabama 
UPOR 

     Residential 
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1222 S. Alabama 

 

 
1222 S. Alabama 
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1222 S. Alabama – north from 13th Avenue 

 

   
Adjoining property west of 1222 S. Alabama 
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Properties east of 1222 S. Alabama 

 

 
Adjoining property north of 1222 S. Alabama 
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                                            Property south of 1222 S. Alabama 

 

The following four photos are of an urban garden on State Street in the 1400 block 
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Case No. mJp{P-/ � 

CITY OF PINE BLUFF, ARKANSAS 

USE PERMITTED ON REVIEW (UPOR) 
Application 

Please fill out this form completely, supplying all necessary information and documentation lo support your request. 
Your application will not be placed 011 the Planning Commission agenda until this irifor111atio11 is provided. 

Business or Appli cant Name: G v- ,,.w Su.vv, tv,'1V'\ Cha II-eh 3:e b avd-e(l)S

Business Location: (address or lot, block, or nearest intersection)i221 S'. A \e1bc1.�t'l.ft S·l,
Property/Parcel ID No. 'l! til I '.fr gr I -

-S-iz_c_o_f_P_r-op_ e_r-ty_(_a_c-re-s-):-O�.- ;"-:l... _2 ___
_

__ C_u _rr-ent Zoning: Rt r, \,�\c·�.,,-. S'8-�f;,f:S � OOJ
Applicant/ Business Owner 
Name: O'BY<:i'\J"''" MoS"S 
Address: ') 2 \ 7 ['I\·,.,-,� wl "r \')v-, ve 

Property Owner (Must be ftlled out if different) 

Name: 
Address: 

Telephone: 
Email: Email: 
Fax: ___________ Fax: 
Who will run the business? Q 1!>r-£..y,i'\0,," 1\,/lQ<..f /&SC '-'\,J.�,� Number of employees: ?.-4
Number of off-street parking spaces required: 2 '--3 Number provided: _'2._-_-_3 ___ _
Are there any special licenses for your business? '/"' (explain) �;tyol /1iM- i>/"lf' B'-lfi1,1trJ 

-�t,,.R ,. Atz1·�ft:s Jt.v< Oc6,,. .1,1_· ·.,,,., i • . .-.re • Will you require a sign? ye.J

Date 

PROPERTY OWNER( / AUTHORIZ D AGENT CERTIFICATlON: I (We), the undersigned, hereby certify under 
renally of perjury that I (we) are the owm:r(s) of the property that is the subject of this application and I (we) have read
this application and consent to its filing. ( If signed by the authorized agent, a letter from each property owner must be

rovided indicating that the agent is authorized to acr on his/her behalf.) 

, • t • (' � I {)._\
j 
g.& 

Owner___ or Awhorized Agent 
(Check one) 

Submission Deadline: ------

Date Signature Date 

Printed Name 
Owner ___ or Authorized Age111 ____ _ 

(Check one) 

Expe cted Planning Commission Meeting Date: ___ 
_

• SEE REVERSE SIDE FOR SUBMISSION REOUIREMENTS • 

It is our intention to assist you in mak1ng your project a success in a timely manner. Please call if you have any 
questions or need assistance from the City of Pine Bluf

f 
Inspection & Zoning Department, 200 £. 8'1' Avenue, Pine

Bluff. AR 71611 Tel: (870)730-2020 fax: (870) 730-2 I 70. 

r--------------------------------------

1

I YOUR APPLICATION WILL NOT BE ACCEPTED WITHOUT A DRAWING OF THE PROPERTY I 
I 

I , ______________________________________



Complete the section below if you have chosen not to type a statement: 

l. What is the current zone and use of the property?

12 esi d:ev1-:ti (A \ - VrAC <M'(t-

2. What is the proposed use and zone you are requesting? '1Jox,z' ".f-t
f.s±-p1'y,r,�_h a,"" uy:\ogl') ve.9e±:PJ.Ae. a.erde.vi w',¼ kit)Vl::h,Me\ --fuv CQ-'l"l'Y\"111\ 1+-

;V
·tpoc( pr·ocwc:hor1 av,d edu.a:hon II'\ Oil"\ R.-4 [e.'?·1Jevrho.\ -:zone.

Write a narrative below explaining the reason for your request and describing the 
proposed use. 



Applicant: Grow Sumthin Challenge Gardens (GSC) 

Location: 1222 S. Alabama Street. Pine Bluff, Arkansas 

Request and Proposed Use - Urban Agricultural Production with Accessory Post-Harvest Processing 

I. Applicant Background & Operational History

Grow Sumthin Challenge (GSC) began operations at this site in 2017 as a neighborhood-based community 

garden focused on food access, land stewardship, and urban agricultural education. Since that time, the site 

has been actively cultivated every growing season, providing fresh produce to local families while teaching 

sustainable farming practices and workforce skills. 

In 2021, GSC formally incorporated as a for-profit agricultural enterprise, while continuing to operate with a 

community-centered model. From 2021 through 2025, the organization focused on building infrastructure, 

compliance readiness, and production capacity. As of 2026, GSC is transitioning into small-scale 

commercial agricultural production, aligned with USDA-NRCS standards and regional food system initiatives. 

II. Reason for Request

GSC respectfully requests approval under Use Permitted on Review to formalize and expand existing urban 

agricultural use at 1222 S. Alabama Street. The proposed use is consistent with continued crop production, 

season extension, and accessory post-harvest handling, all directly related to on-site agricultural activity. 

The project supports neighborhood revitalization, eliminates blight on a formerly vacant lot, and contributes 

to local food availability while maintaining compatibility with surrounding residential and mixed-use 

properties. 

Ill. Current Site Status & Existing Improvements (Phase I- Completed) 

As of January 2026, the following agricultural support structures and improvements have been installed and 

are in active use: 

• Central Storage & Operations Structure: One (1} 1 oft x 8 ft galvanized steel storage building used for 

secure storage of tools, supplies, and agricultural materials.

• Seedling Nursery & Seasonal Extension Structure: One (1} walk-in tunnel greenhouse (approximately

15 ft x 6.5 ft x 7 ft) utilized for seed starting, plant propagation, and early -season crop protection.

All improvements are non-residential, agricultural in nature, and removable. 

IV. Proposed Expansion & Integrated Use (Phase II)

Approval of this application will allow GSC to complete the next phase of agricultural production and post­

harvest support, as outlined below. 

A. Year-Round Crop Production (Accessory Agricultural Structure)



Installation of one (1) 30 ft x 72 ft Gothic-style High Tunnel, consistent with USDA-NRCS Environmental 

Quality Incentives Program (EQIP) standards. This structure will function as the primary production area for 

intensive vegetable cultivation and season extension. 

Estimated annual output is approximately 2,000 pounds of fresh produce, distributed through direct 

community sales, partnerships, and local food access channels. 

B. Solar-Powered Post-Harvest Processing Hub (Accessory Use)

Construction of a modular, accessory agricultural support structure designed solely for on-site post-harvest 

handling and preservation of crops grown at this location. 

Key characteristics include: 

• Independent solar and battery power system

• No connection to municipal electrical infrastructure

• Interior stainless steel work surfaces

• Commercial dehydrators for produce preservation

• Enclosed shelving and equipment storage

• One (1) utility sink for sanitation and produce handling

The utility sink will be supplied by an approved water source and managed in accordance with applicable 

Arkansas Department of Health and local regulations. Wastewater will be contained and disposed of through 

approved methods. No ground discharge will occur. 

The structure will not operate as a retail food establishment or industrial processing facility. All activities are 

limited to cleaning, sorting, drying, and preserving agricultural products grown on-site and are incidental to 

the primary agricultural use. 

V. Community Integration & Stewardship

The site functions as a working urban farm and outdoor learning environment, supporting: 

• 

• 

Agricultural education for youth and adults 

Intergenerational participation with senior volunteers 

Workforce skill development in food production and land management 

Demonstration of sustainable practices, including rainwater collection, micro-irrigation, and waste 

reduction 

Operations are conducted with an emphasis on safety, cleanliness, and compatibility with surrounding uses. 

VI. Conclusion

The Grow Sumthin Challenge Gardens site at 1222 S. Alabama Street represents the continuation and 

formalization of an established agricultural use, active since 2017. The requested Use Permitted on Review 

allows for modest, well-defined expansion that remains agricultural in character, accessory in scale, and low 

impact in operation. 

Approval of this request supports: 

• Productive reuse of underutilized land

• Local food production and economic activity



• Code-compliant, professionally managed land use

• • Long-term neighborhood stability

GSC respectfully requests approval to proceed under the Use Permitted on Review provisions of the Pine 

Bluff zoning ordinance. 
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April 23, 2025 

Kylan Williams 
Urban Conservationist 

North Little Rock FSC 

CITY OF PINE BLUFF, ARKANSAS 
Department of Inspection & Zoning 

200 East 8th Aven uc, Suite IO I 
Pine Bluff, Arkansas 71601 

Tel: (870) 730-2020 

Fax: (870) 730-2170 

Re: Hight Tunnels, Low Tunnels & Green Houses 

Dear Mr. Williams: 

High Tunnels, Low Tunnels and Green Houses are not listed as approved uses within residential 
zones. If a resident within the City of Pine Bluff would like to establish them on their property a 
request can be made by submittal of a Use Permit on Review Application to the Pine Bluff 
Planning Commission. Submission of the application gives the property owner an opportunity to 
present information regarding the size of proposed structure, the proposed location and any 
additional information that would be beneficial for review. I will enclose the application and 
submission/meeting schedule for your records. 

If you have any questions or wish to discuss this matter further, contact our office at (870) 730-
2023. 

Respectfully, 

Zoning Official 
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RECOMMENDATION 

 TO THE  

PINE BLUFF PLANNING COMMISSION 
  

  

SUBJECT:    Use Permit on Review request to establish an administrative  

                      office for vehicle sales financing and customer service at 2306  

                      W. 31st in a R-B, Residential - Business zone.   
 

APPLICANT:  Michael Vickers – Optimus Auto Group, LLC 
 

ZONING AND LAND USES:   R-B, Residential - Business 
 

ZONING: North: RMF-18, Multifamily LAND North: Apartments – Vacant church lot 

  South: R-3, Residential USE: South: Single family residences 

  East: R-B, Residential - Business   East: Day Care Center 

  West: R-3, Residential   West: Church 

  

History 
 

2018-5-29  3120 (C) S. Hazel – operate a dance studio in a R-B zone -    Approved 
 

REVIEW 
 

Background and request - Applicant is requesting approval to establish an 

administrative office for vehicle sales financing and customer service within an 

existing building located in the R-B (Residential Business) zoning district. The 

proposed use will function solely as an office for processing vehicle financing 

applications, managing loan documentation, handling title and registration 

paperwork, and providing customer service related to vehicle sales conducted at 

another location at 3203 S. Olive. 
 

According to the applicant, a limited vehicle inventory will be on site for delivery 

and possibly sales display. No automotive repair, detailing, or mechanical work 

will occur at this site. The proposed use is administrative in nature and will involve 

clerical staff, management personnel, and customer visits for paperwork processing 

and payment servicing. 
 

The property is currently developed with a structure suitable for office occupancy. 

No building expansion is proposed. 
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Site and Surrounding Area - The property is located within the R-B Residential 

Business zoning district. The R-B district is intended to provide a transition 

between residential neighborhoods and more intensive commercial districts by 

allowing low- to moderate-intensity office and service uses that are compatible 

with residential development. 
 

Adjacent properties consist of a mixture of single-family residences, small scale 

commercial / office uses, multi-family units and churches. The corridor serves as a 

collector street with moderate traffic consistent with neighborhoods serving 

commercial activity. The building is a small commercial design consistent with the 

district’s intent. No exterior storage or expansion is indicated. Access to the 

parking area is provided from Palm Street on the west side.  
 

Applicable Ordinance Provisions - The R-B Residential Business District is 

designed to accommodate business and professional offices that are compatible 

with nearby residential uses. Permitted or conditionally permitted uses typically 

include: 

Professional offices 

Insurance and real estate offices 

Personal service establishments 

Limited retail or service uses of low intensity 
 

The proposed administrative office for vehicle financing and customer service 

functions operationally as a business office. The use does not involve the outdoor 

display of merchandise, mechanical operations, or high-traffic retail activity. If 

classified under business or professional office use within the zoning ordinance, 

the request appears consistent with the intent and purpose of the R-B district, 

provided that operations remain strictly administrative. Any deviation involving 

vehicle display, storage, or sales activity would constitute a more intensive 

commercial or automotive use not typically compatible with the R-B district. 
 

Parking and Site Compliance - Office uses generally require parking based on 

square footage of 3.5 spaces per 1000 square feet, as defined by the City’s zoning 

ordinance. Based on the building’s square footage of 1920 square feet, seven 

spaces would be required for retail use. The area for eight spaces is available; 

however,  striping is absent or faded beyond use.  
 

Limited vehicle parking related to inventory may be permitted. Signage must 

comply with R-B district regulations in terms of size, height, and illumination. 

Exterior lighting must be shielded and directed away from adjacent residential  
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properties. Screening is established on the south boundary adjoining the residential 

use.  
 

Findings and Analysis -  

Staff finds that:  

- The request as an administrative office which does not include automotive 

repair or sales lot activity is compatible with the intent of the R-B zone.  

- Traffic generation is expected to be similar to other small office uses and 

should not create adverse impacts on adjoining residential properties. 

- With limited vehicle display or outdoor activity, the use should not generate 

noise, visual clutter, or operational impacts beyond those typical of 

professional offices. 

- The existing structure and lot configuration appear adequate to 

accommodate office operations. 

- The Commission should ensure that approval is limited strictly to 

administrative office functions. Expansion into vehicle sales, display, 

storage, or repair would represent a more intensive commercial automotive 

use and would not be consistent with the R-B district without additional 

review. 
 

RECOMMENDATION   
 

Based on the above review, staff finds that the proposed administrative office for 

vehicle sales financing and customer service is generally consistent with the intent 

of the R-B Residential Business zoning district, provided it remains strictly 

administrative in nature. 
 

Staff recommends approval, subject to the following conditions: 

The use shall be limited to administrative office operations only. 

• No vehicle inventory, display, storage, sales lot, or mechanical work shall 

occur on-site. 

• The property shall meet all applicable parking, ADA, signage, and site 

development requirements of the zoning ordinance. 

• Any expansion or change in use shall require additional Planning 

Commission review and approval. 

• Inspection and Fire Department approval 
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Zoning Map 
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Ownership map 
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2306 W. 31st Avenue 

 

  
            2306 W. 31st 0 front view                         2306 W. 31st rear yard – fenced / screened 
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            East adjoining property – Day Care Center 

 

 
South adjoining property – Single family residence 
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North adjoining property - apartments 

 

 
North adjoining property – vacant church property 
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West adjoining property - Church 
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