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Location:
Applicant:
Permit Type:

1920 South Gaines Street
Eric Freeman
Conditional Use Permit

Project Description: This application is for a Conditional Use Permit to allow for an art studio and gallery.
Historic Significance: If a house ever stood on the parcel at the northwest corner of Charles Bussey Avenue and
Gaines Street, it wasn’t there for very long. The 1913 and 1939 Sanborn maps both show a vacant lot, as does a
1943 aerial photo. The 1950 Sanborn map, however, shows the one-story brick garage seen today. Its footprint
appears unchanged, and its semi-circular metal awning is a unique Art Moderne detail in the Mansion Area. The
structure seems to have always been used as a garage and storage building. The property is listed as a noncontributing resource in the Governor’s Mansion Historic District. The current owner acquired it in 2006.
Previous Action: In 2006, staff issued a permit to the current owner for a privacy fence.
Zoning: This property is in Zone "M", the residential zone that comprises most of the Mansion Area.
Review Criteria for Conditional Use Permits:
Capitol Zoning District Commission Rule, Section 2-105, Permit Approval Procedure
C.2. Each zone within the Capitol Zoning District allows for one or more use groups as to be allowed as
conditional uses … The conditional uses listed for each zone are understood to be acceptable for that zone, but are
more intensive land uses than those allowed by right. Applications for Conditional Use Permits are therefore
reviewed by the Commission on a case-by-case basis to allow Commission to set any conditions that the
Commission finds will make a proposed use more consistent with the goals of the Master Plan.
a. The Commission shall grant a Conditional Use Permit to permit a use of land not permitted by right
under the zoning applicable thereto, provided that the conditional use in question is permitted for that zone,
but may attach additional conditions that will serve to make the proposed use more compatible with the
surrounding neighborhood and the District as a whole.
F.1. All changes in the Capitol Zoning District will be evaluated according to the General Standards and the
applicable Area Master Plan …
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F.5. (a) In reviewing the application, the Commissioners shall consider the application and base their decision upon
the report of the Staff, the recommendations of the Design Review Committee, advice from Advisory Committees,
impact of the proposal on the property, neighboring properties, the District as a whole, the goals of the Master
Plan, any applicable review criteria, and the evidence or testimony presented by the applicant(s) and other interested
parties. The Commission shall approve the permit(s) if it finds the proposal to be substantially consistent with the
applicable review criteria …
Staff finds the proposal should be evaluated using the General Standards and the Mansion Area Master Plan.

Capitol Zoning General Standards, Section 3-201 Zoning Requirements
Z6. Zone “M”, Mansion Area Residential - This zone, comprising most of the Governor’s Mansion Area, allows for the
continuation of traditional neighborhood residential development patterns. Single-family residences should be the
predominant, though not the exclusive, land use and building form in this zone.
4. Permitted Uses
Allowed by right
= Residential 1
Conditional uses
= Residential 2, Civic 1- 2; also Office 1-2, Commercial 1 (when located in a historic civic or
commercial building),
The use group Civic 2 (Neighborhood Community Facilities) includes “Fine arts studio” as well as “Museum or art gallery”.

Capitol Zoning General Standards, Section 3-301, Parking Requirements
P1. Requirement
There shall be provided for each use in any zone the number of off street parking spaces required for that use …
P14.Required parking spaces by use
2.) Civic 2
Museum or art gallery = 1 per 200 gross square feet

Pulaski County Assessor records indicate the structure comprises 1,200 square feet, yielding a requirement of six parking
spaces. (1,200sf / 200 = 6 spaces). Staff finds the concrete parking pad in front of the garage is approximately 30 feet
wide, sufficient to accommodate three vehicles without blocking the shared driveway (former alley) that runs through
the middle of the block. (One 90-degree space = 9 feet wide)

P5. Use of Right-of-Way for Provision of Required Parking
The public street frontage immediately adjoining the parcel(s) containing a current or proposed use may be considered as
fulfilling or partially fulfilling the parking requirements of this section.

Staff finds there is room for roughly seven street parking spaces adjoining the 50’ x 150’ property – two on the Gaines
Street side and five along Charles Bussey, without blocking the driveway. (One parallel space = 22 feet). Staff finds
these seven adjoining street spaces, along with the three off-street spaces are more than sufficient to accommodate
the proposed use’s parking requirement.

P7. Location of Required Parking

The adjoining property owner at 1918 S. Gaines has offered the applicant use of the small paved area immediately
behind the structure. Staff finds the use of this additional off-site parking will not be necessary to approve the
application. (But she is really nice to offer it.)

Mansion Area Master Plan, Section 6-201, Mansion Area Goals & Recommendations

A. Mansion Area Goals
7. To create a mixture of uses throughout the neighborhood. Providing convenient neighborhood services is vital to
the long-term success of any community.
Staff finds the proposal to be consistent with this goal.

Neighborhood Reaction: None to date.
Mansion Area Advisory Committee Recommendation: The MAAC voted unanimously (17-0) to recommend
approval.
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Staff Recommendation: Staff recommends approval of the application with the following conditions:
1. That all State and City Codes be followed at all times; and
2. That the property be maintained in a neat and safe condition at all times.

Details from Sanborn Fire Insurance Maps

1913 – Still a vacant lot.

1939 – Nope.

1950 – Here’s something! It’s a brick
veneered garage / storage building.
(But still no house.)
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1943 aerial photo

The vacant lot in this photo indicates the garage seen today dates to the mid-to-late 1940s.

1998 photo of property
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Current photos of property

The applicant proposes to use this 1,200 sf garage for an art studio and gallery.

This “front” yard may have never had a house on it. But the adjoining street parking counts towards the proposed
use, because it’s the same parcel as the garage structure behind the fence.
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