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S T A F F  R E P O R T  
 
CASE NO: RZ15-09 / Suburban Lanes, LLC / 3166 Collins Ferry Road 

REQUEST and LOCATION: 

Request by Lisa Mardis of Project Management Services, on behalf of Suburban Lanes, 
Inc. and Otto Properties, LLC, for a Zoning Map Amendment from R-1, Single-Family 
Residential District to B-2, Service Business District for property located at 3166 Collins 
Ferry Road. 

TAX MAP NUMBER(s) and ZONING DESCRIPTION: 

Tax Map 55, Parcel 40; R-1, Single-Family Residential District 

SURROUNDING ZONING:  

North:  B-2, Service Business District 

East and South:  R-1, Single-Family Residential District 

West:  PRO, Professional, Residential and Office District 

BACKGROUND: 

Otto Properties, LLC seeks to purchase Parcel 40 of Tax Map 55 from Suburban Lanes, 
Inc. for the purpose of expanding parking for the existing development situated on Parcel 
37 of Tax Map 55.  Addendum A of this report illustrates the location of the subject 
realty. 

The zoning classification of Parcel 37 is B-2, Service Business District.  The site includes 
a principal building containing The Wine Bar at Vintner Valley establishment on the first 
floor and two (2) apartments on the second floor (see graphic below) along with on-site 
parking.  The land use classifications are “Private Wine Restaurant” and “Over-store 
Dwellings”, which are permitted by-right in the B-2 District. 
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The zoning classification for Parcel 40 is R-1, Single-Family Residential District.  
“Commercial Parking Lot” uses, which are stand-alone parking lots, and “Private Parking 
Lot” uses, which are on-site parking accommodations, are not permitted uses in the R-1 
District. 

The Planning and Zoning Code prevents the petitioner from simply acquiring Parcel 40 
and developing additional parking.  Two (2) concurrent matters must be addressed 
before an opportunity to expand parking, as desired by the petitioner, would be 
permissible. 

Matter 1 – The zoning classification of Parcel 40 must be changed to a district where 
parking is a permitted use.  However, the only present access to Parcel 40 is by a very 
narrow (ten to twelve-foot wide) private lane, which also provides sole access from 
Collins Ferry Road to Parcels 39 and 38.1, which are otherwise landlocked. 

Staff is concerned that simply changing the zoning classification for Parcel 40 without 
combining it with Parcel 37 could result in the development of a B-2 District scaled 
principal building on Parcel 40 only accessible via the narrow private lane.  Fortunately, 
this does not appear to be the intent of the petitioner.  However, longer-view 
considerations and decisions are warranted. 

Matter 2 – Combining Parcels 40 and 37 would result in parking on the same parcel of 
the use to which it would be an accommodation.  However, the new larger parcel would 
be bisected by the zoning district boundary separating the B-2 District and the R-1 
District.  Further, the R-1 District classification would prohibit parking to be expanded 
even though it would be situated on the same Parcel as the use to which the parking 
would be an accommodation (assuming subdivision approval is granted).  The petitioner 
has submitted a Minor Subdivision petition to combine Parcels 37 and 40, which is 
included on the Commission’s 08 OCT 2015 agenda under Case No. RZ15-19. 

ANALYSIS: 

According to Article 1333.01 of the Planning and Zoning Code, the purpose of the R-1 
District is to: 

(A)  Provide for attractive single family neighborhoods for residents who prefer larger lot 
sizes and do not generally desire to live in close proximity to other types of uses, 
and 

(B)  Preserve the desirable character of existing single family neighborhoods, and  

(C)  Protect the single family residential areas from change and intrusion that may 
cause deterioration, and provide for adequate light, ventilation, quiet, and privacy 
for neighborhood residents. 

According to Article 1347.01, the purpose of the B-2 District is to: 

“…provide areas that are appropriate for most kinds of businesses and services, 
particularly large space users such as department stores.  Typically B-2 districts are 
located along major thoroughfares.” 
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Another potential consideration in evaluating and determining the most appropriate 
zoning classification for both Parcels 37 and 40 is B-1, Neighborhood Business District.  
The B-1 District provides a significantly smaller scale of permitted development patterns 
(i.e., maximum building height, etc.) and a limited number of nonresidential uses 
permitted than that of the B-2 District. 

Additionally, the existing land use classifications on Parcel 37 of “Private Wine 
Restaurant” and “Over-store Dwellings” are permitted by-right in the B-1 District.  As 
such, a zoning classification change for Parcel 37 from B-2 to B-1 would not create a 
nonconforming use.  However, this zoning classification change would need to include 
Parcel 40 to permit the development of additional parking as desired by the petitioner. 

According to Article 1345.01, the purpose of the B-1 District is to: 

“…provide areas for convenient business uses, which tend to meet the daily shopping 
and service needs of the residents of an immediate neighborhood, and which contain 
pedestrian-oriented, human-scaled construction that is designed to be compatible with 
the surrounding neighborhood character.  Because of the proximity to residential 
neighborhoods, high quality design is essential in order to preserve the integrity of those 
neighborhoods.” 

It is the opinion of the Planning Division that changing the zoning classification of Parcel 
40 from R-1 to B-2 would be considered a minor zoning district boundary adjustment. 

It is the opinion of the Planning Division that changing the zoning classification of 
Parcels 37 and 40 from B-2 to B-1 and from R-1 to B-1 respectively thereby creating a 
new B-1 District within the immediate area should not be considered “spot zoning.”  
Creating a B-1 District, assuming the expansion of parking is acceptable, would arguably 
better reflect the existing development scale, pattern, and character and the existing 
land uses of Parcel 37 and allow the development of parking on Parcel 40, provided said 
parcels on combined. 

Comprehensive Plan Concurrence 

As recommended in Chapter 9 “Implementation” of the 2013 Comprehensive Plan 
Update, Addendum B of this report identifies how the proposed development program 
relates to the land management intent, location, and pattern and character principles of 
the current Comprehensive Plan. 

It should be noted “shall” statements within the Comprehensive Plan must be 
understood as desired objectives and strategies that do not have the force or effect of 
law unless incorporated into the City’s Planning and Zoning Code. 

How Parcel 40 is represented on the “Pattern and Character” and the “Land 
Management” maps is indistinct.  The shapes of Parcels 37 and 40 were overlaid on 
these Comprehensive Plan maps in Addendum B for illustration purposes in as close to 
scale as reasonably attainable using parcel and zoning district boundaries from the 
City’s Geographic Information System (GIS). 
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Relating the Comprehensive Plan to the present petition and determining whether or not 
reclassifying Parcel 40 is in concurrence with the Plan are challenges given the 
heterogeneous context of the surrounding built environment, the confluence of several 
zoning districts, and the Plan’s equivocal mapping and narrative within the immediate 
area of Parcel 40. 

STAFF RECOMMENDATION: 

Zoning map amendment requests should be evaluated on their land-use merits alone.  
The petitioners’ development intentions are extraneous and the Commission should 
consider the request on its merits as a land-use decision. 

In conducting such an analysis, the Commission should determine if petitioner’s request 
to reclassify Parcel 40 from R-1, Single-Family Residential District to B-2, Service 
Business District is the appropriate zoning classification for the subject realty, weighing 
all possible future development and land use scenarios as permitted by the Planning and 
Zoning Code; particularly, Article 1347 “B-2, Service Business District” and Table 
1331.05.01 “Permitted Land Uses.” 

It is the opinion of the Planning Division, should the Commission consider submitting a 
recommendation to City Council to change the zoning classification for Parcel 40 of Tax 
Map 55, that the most appropriate classification for same is B-1, Neighborhood District; 
provided, the zoning designation for Parcel 37 of Tax Map 55 is also reclassified to B-1 
and Parcels 37 and 40 are combined via minor subdivision approval. 
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STAFF REPORT ADDENDUM B 

RZ15-09 / Suburban Lanes, LLC / 3166 Collins Ferry Road 

Concurrence with the 2013 Comprehensive Plan Update 

The following graphic is clipped from the Conceptual Growth Framework map included on Page 
19 of the 2013 Comprehensive Plan Update.  The subject development site is located within a 
“Limited Growth” area. 
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PATTERN 
AND 

CHARACTER 

Development proposals in growth areas will be consistent with 
preferred development types.  Development in areas where growth 
is not intended should be compatible with the relevant Character 
Areas description and expectations for how those areas should 
evolve in the future. 

The following graphic is clipped from Map 3 – Pattern and Character included on Page 27 of the 
2013 Comprehensive Plan Update.  The subject development site is located within the 
“Neighborhood Corridor” and “Neighborhood 2” pattern and character areas. 
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The following graphic is clipped from Map 4 – Land Management included on Page 39 of the the 
2013 Comprehensive Plan Update.  The subject development site is located within the “Corridor 
Enhancement” and “Neighborhood Conservation” concept areas. 
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The following graphics are clipped from Pages 41 through 43 of the 2013 Comprehensive Plan 
Update and identify the development types desired within the “Corridor Enhancement” and 
“Neighborhood Conservation” concept areas. 
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