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AGENDA ITEM 

2 
REZONING REQUEST 

2021 S. Pianalto Rd.  
Parcel # 830-38352-003 

 
SUMMARY: The applicant is requesting to rezone 0.84 acres of property from A-1 (Agriculture)  

to C-T (Commercial Trades and Services). The property contains an existing shop building and 

associated septic system.  

CURRENT ZONING: A1 – Agricultural -Five (5) acres minimum lot size.  

REQUESTED ZONING: CT-Commercial Trades and Services  

FUTURE LAND USE CATEGORY: RC-T Residential Commercial Transition 

CITY WARD: 3-Penny Baskin, Tim Burress 
INFRASTRUCTURE SERVICE AREAS (not a guarantee of service availability):  

Water: Washington Water Authority- WWA stated “they have water service to a shop and 
residence. It is my understanding the shop is for personal use. Are they running a commercial 
operation out of the shop? If so, those will need to be separated into two services and the 
shop will need an RPZ.”  

 Electric: Ozarks Electric 

Sewer/Septic: Individual Septic System- the shop building has a separate septic system than 

the residence on the same property. The septic system submitted shows that the applicant 

stated there were to be two (2) employees for the shop septic permit.  

 Phone: AT&T  

 Natural Gas: Black Hills Energy 

 Cable: Cox Communications 

PROJECT SYNOPSIS:    

The owners/applicants for this project are Larry and Sarah Bratti. The property is located at 2120 S. 

Pianalto Road. There is an existing residence that is 5,164 SF in size (permit 11499R, issued 

8/10/2021) and an existing shop building that is 9,600 SF in size (permit 11527R-MIS, issued 

8/13/2021).  

 

In the A-1, Agricultural zoning category, there is no restriction on the size of an accessory structure 

according to Section 153.141, and therefore, the city was in compliance to issue the building permit 

for the shop structure. At the time of issuance, the applicant indicated on the application that this was 

not a commercial building.   

 

There is information provided in this report about the specific use requested, however, the 

Planning Commission will need to evaluate the requested zoning category for compatibility 

with the surrounding area, and compliance with city plans.  

 

CITY OF TONTITOWN PLANNING OFFICE 

 201 E. Henri de Tonti Blvd. 
479-361-2700 
planning@tontitownar.gov 

Meeting: June 28, 2022 
Project: 2021 S. Pianalto Rd. 
Planner: Courtney McNair, Garver 
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The applicant is requesting to change the zoning from A1 to CT in order to allow the existing shop 

building located on this site to be used to operate their plumbing business. The applicant has been 

operating their business out of this location.  

 

SITE LOCATION: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

APPLICANT’S INFORMATION:    

According to the applicant’s letter (attached), “we run a plumbing company that has very little 

customer interaction on location. We are looking to rezone a small portion of our property to be able 

to coincide with the city’s requirements for the type of business we have. I do have 12 employees that 

also come to the shop for a brief morning meeting to get assignments for the day. We are a family-

owned business that strives to be the best we can.”   

 

In a letter addressing neighbor comments (attached), the applicant states, “My Plumbing company 

does mainly new construction homes, so with the customer interaction I don't have customer 

interaction at the shop, most correspondence by phone or email. I do some service work (ie: repair 
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and renovations) but that is limited to the new construction workload.  My equipment consists of 2 - 

mini excavators along with two equipment trailers (1- gooseneck 27' and 1- tag/bumper pull 20') i do 

personally own a 40' fifth wheel enclosed and 28' enclosed used for my hobby.  Also, the material that 

we use is typically 4" down to 1 1/2" pvc.    

 

My wife and I are also building a residential home that is still currently under construction and are also 

planning on putting a fence up in front of the shop with a gate to have trailers and equipment behind 

when not in use.  with the dumpster this is in a temporary position so that I can’t get all trailers and 

equipment situated.  I will move the dumpster to the rear of east facing shop to keep from being an 

eye sore.   

 

The proposed zoning exhibit of the 252' x 145.2' is situated so the septic system for the building is 

housed all on that portion of property.  Also, with the description it of the 145.2" also includes the 30' 

property easement to the west which isn't available to build on and with the septic there wouldn't be 

any building to be able to be constructed on the remaining portion of the rezone area.   

We also have children ages 19, 14, 6 so I wouldn’t stand for any actions by my employees that would 

not be appropriate in front of my children or wife.”  

 

FUTURE LAND USE PLAN:    

The Future Land Use Category shown in this area is for the Residential Commercial Transition (RC-

T). From the Vision Plan Document adopted by the City Council in November 2018: 

RESIDENTIAL COMMERCIAL TRANSISTION (RC-T) 

Residential Transition areas plan for moderate-density residential development serving as a 

transition between commercial/mixed use and residential low-density land uses. Housing 

types are varied, single-family, duplexes, townhomes, and lower density apartment buildings. 

Some neighborhood-scale commercial uses may be included where appropriate access is 

available. Six-twelve dwelling units/acre. 

 

STAFF ANALYSIS:  While some uses allowed in C-T zoning may be “neighborhood-scale 

commercial”, many uses would not be compatible with agricultural/residential areas. See 

chart for comparison of allowed uses.   

 

Zoning Districts A  Zoning Districts C-T 

Residential uses    Residential uses 

Single-family detached P  Single-family detached C 

Duplex NP  Duplex C 

Triplex, quadplex NP  Loft living space P 

Townhome NP 

 

Townhomes (see LOT, YARD and HEIGHT 
REGULATIONS for requirements) 

C 

Detached accessory dwelling unit 
(ADU) 

P 
 

Triplex, quadplex C 

Emergency housing unit C      

Multi-family NP  Multi-family NP 

Manufactured housing unit NP      
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Zoning Districts A  Zoning Districts C-T 

Manufactured housing, residential 
design 

NP 
 

    

Manufactured housing park NP      

Group residential NP      

Civic and commercial uses  Civic and commercial uses 

Airport or airstrip C  Airport or airstrip NP 

Animal care, general C  Animal care, general C 

Animal care, limited C  Animal care, limited P 

     Auditorium or stadium C 

Automated teller machine NP  Automated teller machine (ATM) P 

     Bank or financial institution P 

Bed and breakfast C  Bed and breakfast C 

     Car wash C 

Cemetery C  Cemetery P 

Church P  Church P 

College or university C  College or university P 

Communication tower C  Communication tower C 

     Construction sales or service P 

Convenience store NP  Convenience store P 

Day care, limited (family home) C  Day care, limited (family home) C 

Day care, general NP  Day care, general P 

     Entertainment, adult NP 

     Funeral home C 

Golf course C  Golf course P 

Government service C  Government service P 

Hospital NP  Hospital P 

     Hotel or motel C 

Library C  Library P 

Medical services NP  Medical service/office P 

Museum C  Museum P 

Nursing home NP  Nursing home P 

     Office, limited P 

     Office, general C 

     Parking lot, commercial P 

Parks and recreation P  Parks and recreation P 

     Pawn shops NP 

Post office NP  Post office P 

     Recreation/entertainment, indoor P 
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Zoning Districts A  Zoning Districts C-T 

Recreation/entertainment, outdoor C 
 

Recreation/entertainment, outdoor C 

     Restaurant, fast food C 

     Restaurant, general C 

     Retail/service up to 5,500 sq. ft. P 

     Retail/service up to 10,000 sq. ft. C 

     Retail/service greater than 10,000 sq. ft. C 

Safety services C  Safety services P 

School, elementary/middle C  School, elementary/middle/high P 

     Service station NP 

     Signs * 

     Storage, outdoor (yard) P 

Utility, major C  Utility, major C 

Utility, minor P  Utility, minor P 

    

 

Vehicle and equipment sales C 

     Vehicle repair, general C 

     Vehicle repair, limited C 

Vocational school C  Vocational school P 

Manufacturing and extractive uses  Warehouse, residential (mini) self- storage P 

     *The placements of all shall be in accordance with city code 

     Industrial, manufacturing, and extractive uses 

Asphalt or concrete plant NP  Asphalt or concrete plant NP 

     Auto wrecking or salvage yard NP 

     Basic industry NP 

     Freight terminal NP 

     Manufacturing, general NP 

     Manufacturing, limited P 

Mining or quarrying NP  Mining or quarrying NP 

Sod farm C  Soil borrowing NP 

Topsoil C  Research services C 

     Warehousing primary C 

     Warehousing ancillary P 

     Welding or machine shop P 

Agriculture uses  Agricultural uses 

Agriculture, animal P*  Agriculture, animal NP 

Agriculture, crop P  Agriculture, crop C 

     Agriculture, farmers' market P 
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Zoning Districts A  Zoning Districts C-T 

Agriculture, product sales P  Agriculture, product sales C 

Animal, farm P  Animal, farm NP 

Chicken, hobby P  Chicken, hobby NP 

     Exclusive uses 

   Sanitary landfill NP 

 

APPROVAL CRITERIA:    

Not all of the criteria must be given equal consideration by the Planning Commission or City Council 

in reaching a decision. The criteria to be considered shall include but not be limited to the following: 

(1) Consistency of the proposal with the comprehensive plan. 

STAFF ANALYSIS: The current Future Land Use Plan shows this area as Residential 

Commercial Transition. This request is marginally consistent with the comprehensive plan. 

The requested zoning would be better suited to areas on the Future Land Use map that are 

designated as “RC-C, Residential Commercial Core” or “LI, Light Industrial” 

 

(2) Consistency of the proposal with the purpose of these regulations. 

“The regulations are intended to provide for orderly growth and development; for protection of the 

character and stability of residential, commercial, industrial, recreational, and environmentally 

sensitive areas of the city; for protection of property from blight and undue depreciation; for efficiency 

and economy in the process of development for the appropriate and best use of land; for the use and 

occupancy of buildings; for healthful and convenient distribution of population; for good civic design 

and arrangement; and for adequate public utilities and facilities.” 

STAFF ANALYSIS: Commercial Trades and Services type uses are typically different in 

character from residential/agricultural areas.  

 

(3) Compatibility of the proposal with the zoning, uses and character of the surrounding area. 

STAFF ANALYSIS: The requested use is for C-T, Commercial Trades and Services; 

surrounding properties are zoned for Agricultural and Residential Uses. The actual 

uses of the surrounding properties vary from Single Family Residential and 

Agricultural along Pianalto Road, with the landfill on Arbor Acres Ave. (to the south). 

There is a parcel (non-adjacent) to the southeast that is zoned C2, but does not appear 

to be developed at this time for a commercial use. That C2 property takes access from 

Arbor Acres Ave.  

▪ North-zoned A1- use appears to be primarily single family residential 

▪ East-zoned A1 -use appears to be primarily single family residential  

▪ South-zoned RE – use appears to be vacant 

▪ West-A1-use appears to be primarily single family residential 
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Zoning Map: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

(4) Suitability of the subject property for the uses to which it has been restricted without the 

proposed zoning map amendment. 

STAFF ANALYSIS: This property is suitable for an agricultural/single family use, and there is a 

residence on this property as well as the shop.  

 

(5) Extent to which approval of the proposed rezoning will detrimentally affect nearby property 

including, but not limited to, any impact on property value, traffic, drainage, visual 

impairment, odor, noise, light, vibration, hours of use/operation, and any restriction to the 

normal and customary use of the affected property. 

STAFF ANALYSIS: This proposed rezoning could detrimentally affect nearby property. 

Additional traffic would impact Pianalto Road which is a fairly narrow street with two 90 

degree corners in this area. Drainage was not reviewed when the existing structure was place. 

Visual impacts and noise impacts have not been evaluated.   

 

Normally, during the review process, and structures/sites used for commercial development 

would also require Large-Scale Development (LSD) review, and measures could be added to 

reduce impact at that time. Measures included in that review can include: 

• Landscape standards 

• Residential compatibility standards 

• Screening and buffering standards (including dumpsters and equipment) 

SITE 

A1 

RE C2 

LE 
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• Lighting standards 

• Parking standards 

• Detention and stormwater standards 

• Building design standards 

 

The proposed site to be rezoned has an existing structure on site, and the LSD review process 

would not apply if no additional structures or site improvements are planned.  

 

(6)  Length of time the subject property has remained vacant as zoned, as well as its zoning at 

the time of purchase by the applicant; and 

STAFF ANALYSIS: This property is not vacant.  

 

      (7)   Impact of the proposed development on community facilities and services, including those 

related to utilities, streets drainage, parks, open space, fire, police, and emergency medical 

services. 

STAFF ANALYSIS: Information received from the water service provider states that the service 

to this property is residential (and was indicated as residential on the application for water 

service). If this property is commercial, additional regulations and standards will apply.   

 

No drainage evaluation was required at the time the existing building was constructed (as it 

was indicated as non-commercial, and residential structures are not evaluated for drainage 

impacts).  

 

TECHNICAL INFORMATION:  

Technical information will be addressed if any additional structures or site improvements are added.  

 

Additional information may be required if this property is rezoned for compliance with fire safety, 

utilities, and any additional information needed for the proper issuance of a business license.  

 

NEIGHBOR COMMENTS: All neighboring properties within 200 feet of the property boundary were 

notified by certified mail of this project. Staff has received twelve (12) “opposed” written comments, 

and multiple concerned phone calls, regarding this project, at the time of this staff report.  

 

All written comments received are attached. Any additional comments that are received prior to the 

meeting will be distributed to the Planning Commission at that time.  

 

STAFF RECOMMENDATION: Based on the marginal consistency with the Future Land Use Plan, 

the potential impact to surrounding properties, the different character that this rezoning could have on 

the surrounding area, and the lack of ability to review this site for compatibility via the LSD process, 

staff recommends DENIAL of the request to rezone property located at 2021 S. Pianalto Road from 

A1 to CT.  
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Tannehill-McNair, Courtney E.

From: Larry Bratti <lb2plumbinginc@gmail.com>

Sent: Friday, June 17, 2022 12:05 PM

To: Tannehill-McNair, Courtney E.

Cc: Luann Jenison; Tontitown Planning

Subject: Re: FW: Pianalto neighbor comment

Attachments: Description of building use .pages; Property rezone narrative .pages

Hi there,   

        Here is the summary that was included with the other submission along with the certified letters that were given to 

city planning.   

 

 

 

I would like to address some of the concerns that are listed in the letter sent in by the concerned neighbor.   

My Plumbing company does mainly new construction homes, so with the customer interaction I don't have customer 

interaction at the shop, most correspondence by phone or email. I do some service work (ie: repair and renovations) but 

that is limited to the new construction work load.  My equipment consists of 2 - mini excavators along with two 

equipment trailers (1- gooseneck 27' and 1- tag/bumper pull 20') i do personally own a 40' fifth wheel enclosed and 28' 

enclosed used for my hobby.  Also the material that we use is typilcally 4" down to 1 1/2" pvc.   

 

My wife and I are also building a residential home that is still currently under construction and are also planning on 

putting a fence up in front of the shop with a gate to have trailers and equipment behind when not in use.  with the 

dumpster this is in a temporary position so that i cant get all trailers and equipment situated.  I will move the dumpster 

to the rear of east facing shop to keep from being an eye sore.   

 

The proposed zoning exhibit of the 252' x 145.2' is situated so the septic system for the building is housed all on that 

portion of property.  Also with the description it of the 145.2" also includes the 30' property easement to the west which 

isn't available to build on and with the septic there wouldn't be any building to be able to constructed on the remaining 

portion of the rezone area.   

 

We also have children ages 19, 14, 6 so i wouldnt stand for any actions by my employees that would not be appropriate 

in front of my children or wife .   

 

 

Thank You for Your time and consideration,  Larry Bratti   

 

On Fri, Jun 17, 2022 at 9:16 AM Tannehill-McNair, Courtney E. <CETMcNair@garverusa.com> wrote: 

Mr. Bratti, 

  

The City of Tontitown is having some technical difficulties with the Planning email, so they have asked me to reach out 

to you directly. If you have any additional information or response material, please reply all on this email. 
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Please submit your certified mail receipts and copy of the letter that you sent to neighbors by today in order to remain 

on the agenda for the June meeting.  

  

Please see the below opposed neighbor comment regarding the proposed rezoning.  

  

If you have any questions, please feel free to reach out.  

  

Thank you,  

  

Courtney McNair, AICP, CFM 
Garver 

479-287-4610 
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