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STAFF REPORT 

 

DATE:  April 8, 2025 

TO:         Zoning Board of Appeals 

FROM:  Helen Miller, Planner 

RE:           Petition Number:       2025-08 

Applicant: Michael Collins (Sharp Property Solutions) 

Status of Applicant: Owner 

Owner: Charles Sharp IRA 

Location: 470 S. Hammes Avenue 

Request:  Variation of Use to allow a wholesale business, a B-

3 (general business) use, in the B-1 (neighborhood 

business) district 

 

 

Purpose 

The applicant is requesting a Variation of Use to allow a commercial lighting wholesale 

business in the B-1 (neighborhood business) zoning district at 470 S. Hammes Avenue. 

Wholesale businesses are permitted in the B-3 (general business) district. The Variation 

of Use request must be considered by the City Council following the recommendation of 

the Zoning Board of Appeals. 

 

Site Specific Information 

The subject property is approximately 20,400 square feet and contains a 6,400-square-

foot commercial warehouse building and an asphalt parking lot with around ten spaces. 

The building interior contains offices, reception, restrooms, and a large storage area. The 

building has a loading dock on the south end, accessed from the main parking lot, as well 

as a rear loading door on the east side. 

 

The property was annexed in 1970 as part of the 34 acres at the southeast corner of 

McDonough Street and Hammes Avenue. At that time, a developer was proposing a mix 

of retail, service, and residential uses for that location. The annexed area was classified 

to the B-3 (general business) district, except for the 200-foot by 600-foot area at the 

northwest corner of the site, which was classified to the B-1 (neighborhood business) 

district due to its location across the street from the existing church campus. The proposal 

was never built, and the area remained undeveloped until the 1990s, when it was 

subdivided into commercial lots as part of the Oak Leaf Center Subdivision. The subject 

property, which is zoned B-1, was developed with a commercial warehouse around 1995. 

It has contained wholesale and manufacturing uses since then and is currently vacant. 
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Surrounding Zoning, Land Use and Character 

The property is located in the Oak Leaf Center commercial subdivision. The zoning and 

land use for the adjacent properties are as follows: 

 

• North:  R-2 (single-family residential), residential (Marycrest subdivision) 

• South: B-3 (general business), commercial (truck repair) 

• East:  B-3 (general business), industrial (warehouse) 

• West:  R-2 (single-family residential), institutional (religious organization campus) 

 

Applicable Regulations 

• Section 47-13.1(M)  B-3 (General Business) District Permitted Uses 

• Section 47-11.1  B-1 (Neighborhood Business) District Permitted Uses 

• Section 47-17.28  Variation of Use 

 

Section 47-17.28: Variation of Use: A "variation of use" shall be defined to mean relief 

from strict compliance with the use limitations of this Ordinance regarding the 

classification, regulation, and restriction of the location where trades, industries, 

businesses, and residences may exist. 

     

Discussion 

The petitioner, Michael Collins, is requesting a variation of use to allow a commercial 

lighting wholesale business to occupy the property at 470 S. Hammes Avenue. The 

business, LightingX, sells commercial indoor and outdoor lighting products. The business 

will have two employees and will operate Monday through Friday from approximately 9 

AM to 5 PM. A site plan and floor plan are attached. 

 

The proposed use will be in character with other uses in the surrounding commercial 

subdivision. The two properties to the south were also originally zoned B-1 and were later 

developed with commercial warehouse buildings. The property at 480 S. Hammes, which 

currently contains a truck repair business, was reclassified from the B-1 to the B-3 district 

in 1999 to allow construction of a commercial warehouse. In 2023, the property at 490 S. 

Hammes received approval of a Variation of Use to allow a B-3 use in the B-1 district for 

a truck and RV repair business, which currently occupies the site. The property to the 

north at 2100-2108 McDonough Street has both B-1 and B-3 zoning and contains B-3 

uses such as contractor and wholesale businesses.  

 

Conditions  

If the Zoning Board desires to approve this Variation of Use to allow a wholesale 

business, a B-3 (general business) use, in the B-1 (neighborhood business) district at 

470 S. Hammes Avenue, the following conditions would be included:   
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1. That the use of the property shall not be expanded in the future; 

2. Should the property be declared a public nuisance, the property may be subject 
to a rehearing and a possible revocation of the Variation of Use. 
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Figure 1: 470 S. Hammes Avenue (2024) 

 
 

Figure 2: 470 S. Hammes Avenue, view northeast from Hammes Avenue (April 2025) 
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Figure 3: 470 S. Hammes Avenue, view east from Hammes Avenue (March 2025) 

 



2025-08a

N
O

TR
E 

D
AM

E 
AV

E

ST JU
D

E
AVE

S 
H

AM
M

ES
 A

VE

R
O

M
AY

N
E

AV
E

OAK LEAF ST

O
AK LEAF CT

CAPRI AVE

MCDONOUGH ST

¯

= 600' Public Notification Boundary /
    Límite de notificación pública de 600 ft (180 m)

= Property in Question / Propiedad en cuestión

DIVISIÓN DE
PLANIFICACIÓN



2025-08

N
O

TR
E 

D
AM

E 
AV

E

ST JU
D

E
AVE

S 
H

AM
M

ES
 A

VE

R
O

M
AY

N
E

AV
E

OAK LEAF ST

O
AK LEAF CT

CAPRI AVE

MCDONOUGH ST

¯

R-B

R-5

R-4

R-3

R-2A

R-2

R-1B

R-1A

R-1

I-TC

I-TB

I-TA

I-T

I-2

I-1

B-3

B-2

B-1

Legend

= Property in Question
= 600' Public Notification
   Boundary







������������	���
������


�������������������������������������          


��������������������������������
����� �������!"#$%&'�(%)%*+%,�-(.$/� !%'*'*.&�0/�1111111111111111111111111111111111�11111111111111111111111111111111111111111� 2.$$.&�3,,(%44/�111111111111111111111111111�11111111111111111111111111111111111111111� 5"'%�-*6%,/1111111111111111111111111111111111�11111111111111111111111111111111111111111� 7%%'*&8�,"'%�"44*8&%,/11111111111111111111111�� 9:;<;=�>:3?5�:@�3!!A3BC�D:B<AEF�<BB<;:<C��G�H�H��
�����IJ��JH��
�����	���2*'#�.-�D.6*%'�!6"&&*&8�5*+*4*.&F�KLM�NO�D%--%(4.&�C'OF�D.6*%'F�<B��PMQRS�!T�UVKLWXSQYQMLM������@"Z�UVKLWXSQYQMLP��355?ACC�@:?�N[<2[�\3?<3E<:;�<C�?A]̂ ACEA5/�111111111111111111111111111111111111111111�_̀ababcd̀ efg�dhi j̀kkkkkkkkkkkkkkkk11111111111111111111111111111111111111111111111111111�[:7A�355?ACC/111111111111111111111111111111111111111111111111111119<!�2:5A/11111111111�>̂ C<;ACC�355?ACC/�11111111111111111111111111111111111111111111111119<!�2:5A/11111111111�![:;A/��U!(*$"(#W111111111111111111111111111111UC%).&,"(#W1111111111111111111111111111111111�A73<B�355?ACC/��1111111111111111111111111111111111111��@3l/�11111111111111111111111111111���!?:!A?Em�<;EA?ACE�:@�!AE<E<:;A?/111111111111111111111111111111111111111111111111111111�:N;A?�:@�!?:!A?Em/11111111111111111111111111111111111111111111111111111111111111111111�[:7A�355?ACC/�11111111111111111111111111111111111111111111111111111119<!�2:5A/�11111111�>̂ C<;ACC�355?ACC/�111111111111111111111111111111111111111111111111111�9<!�2:5A/�11111111�A73<B�355?ACC/��11111111111111111111111111111111111111@3l/�11111111111111111111111111111���Jno�pqr�srtpusunv�w�xpqunrqq�yuzrnqr�q{wyy�z|nzpssrn}yo�w~~yo��|s�w�xpqunrqq�yuzrnqr�wn��qpx�u}�w�z|~o��u}{�}{uq�~r}u}u|n���J��u}u|nwyyo��u��}{uq�srtprq}�uq��|s�|~rsw}u|n�|��w�xpqunrqq��~yrwqr�~s|�u�r�}{r��|yy|�unv�un�|s�w}u|n��>̂ C<;ACC�?A@A?A;2AC�U������������������������������/�1111111111111111111111111111111111111111111111111111111111111111111111111111111111111111�111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111�111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111��:E[A?�!?:DA2EC�3;5�:?�5A\AB:!7A;EC/�111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111111�� �

�������������� ��¡¢£¤��¥�¦§¥¥¢̈��©ª«��¬§̈�­®¢̄°��±̄ ²�³®�̈ µ́§®¬²�¶· �̧�ª¹©«ª��¤�®º�»®²�¼̈ ¢¬�½²��¤§®�¾§§̄²�¶· �̧���©¿«À̧Á¹À©¿�¿ ©¿«À��¿À�����£§¥¥¢̈�Â­Ã¢¥̄�¤�®ºÄ£§��Å¾̈ �®¦¤�®¥����¤�®º�¶±��©«ª��¤�®º�̄®¢ �²�¼̈ ¢¬�½²��¤§®�¾§§̄²�¶· �̧���£�¤�®ºÂ­Ã¢¥̄�¤�®ºÄ£§�



�����������	�
������
������������������	����������������������������������������������������������������������������������������������������������������������������������������������������� !"�#�$%&'��(�) )$)�*+!�'��,�%!"��!��+#�'-..����/-..�0�%!���1%���2-3����,�433�33&�!�3�5�'3-�����6�7�6�
�89�	��	����:��������;��<=�<>><?@AB�?CDE�DFAGAFFAB���������������������������������������������������������������������������������������������������������������������������������������������������������������������������������������������������������������������������������������������������������������������������������������������������������������������������������������������������������������������������6���8	H����I	
�J�����������
���J������������������������������������8�����8��8���:��������;�����������������������������������������������������������������8����H��	�7��:��������;������������������������������������������������������������K��	��	����:��8����L��8��
��������������������������������������������������������������������������������������������������������������������������������������������������������������������������������������������������������������������������������������������������MNOPQRON�SQ�TUMVUSVQR�QW�XON�YMVSNMVU��@A�HC=Z=[�
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