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City of Bel Aire 
 

STAFF REPORT 

 
DATE: 04/23/2026 
 
TO: Bel Aire City Council 
FROM: Paula Downs 
RE: SP-26-01- Indoor Retail Store Use 
 
 
SUMMARY:  
 

SP-26-01: Special Use Case to allow indoor retail store within existing vacant commercial 
building at 6315 E. Crestmark Street. 

 
Legal Description: 
 
Lot 4, Block 1, Bel Aire Plaza III, Bel Aire, Sedgwick County, Kansas.  

 
General Location: 
 
Southeast corner of Hillcrest St. and Crestmark St. (near Woodlawn and 37th Street). 

 

Reasons for Request: Permit retail store use in commercial building where zoning district 

doesn’t set out retail use. 

 

Notification: The city placed notification on the City of Bel Aire website as required by the city 
code on March 19, 2026. The affidavit of publication is in the packet. Notification by certified mail 
was provided to surrounding property owners on March 18, 2026. 
 

  
Background:  
 
The subject property is zoned C-1- Neighborhood Commercial, Office and Retail District. The 
use of the commercial property for a retail store is not listed specifically as a permitted use or 
conditional use.  
 
Application submitted by the applicant stated that the Special Use request is to have an  
 
“indoor retail store specializing in sporting goods, firearms, ammunition and related 
accessories that will operate within an existing commercial building”.  
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LEGAL CONSIDERATIONS:  
 

18.5.4- Special Uses of the zoning regulations provides guidelines for matters which may be 
considered when considering a special use application, known as "findings of fact."  

 
The applicant provided the following statement addressing the request for the special use 
case to allow the operation and licensing of:  
 
“an indoor retail business specializing in sporting goods, firearms, ammunition and related 
accessories that will operate within an existing commercial building.   
 
The proposed use requires the special use permit approval as required by zoning 
regulations.  
 
April 9, 2026- Planning Commission Meeting: 
 
The applicant’s agent stated that they were in the process of purchasing the building and are 
seeking approval for the federal firearms licensing process which requires city approval of 
zoning use. There will be no changes to parking, landscaping, or the building, except for 
change in building signage. Applicant’s agent confirmed that all storage and security updates 
will be made interior with no change to the exterior of the building. The agent stated that the 
special use approval was required prior to moving forward with the ATF licensing process.  
 
There were no written comments received prior to the hearing and no public appeared at the 
public hearing. 
 
The Planning Commission discussed and asked questions about the requirements of the 
ATF approval and the LLC process that will occur for the business.  
 
The Planning Commission reviewed the general standards for consideration and the criteria 
for review as set forth for a Conditional Use Permit (Special Use Permit follows this process 
per code) as set out in 18.5.3 of the Bel Aire City Code. 

 
The Planning Commission considered the findings of facts provided in the April 9, 2026, staff 
report and approved the Special Use Permit 6-0.  

 
Recommendations of Professional Planning Staff 

 
Staff recommends APPROVAL  of the application pending the outcome of City 
Council review and public hearing. 
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City of Bel Aire 
 

STAFF REPORT 

 
DATE: 04/02/2026 
 
TO: Bel Aire Planning Commission 
FROM: Paula Downs 
RE: SP-26-01- Indoor Retail Store Use 
 
 
SUMMARY:  
 

SP-26-01: Special Use Case to allow indoor retail store within existing vacant commercial 
building at 6315 E. Crestmark Street. 

 
Legal Description: 
 
Lot 4, Block 1, Bel Aire Plaza III, Bel Aire, Sedgwick County, Kansas.  

 
General Location: 
 
Southeast corner of Hillcrest St. and Crestmark St. (near Woodlawn and 37th Street). 

 

Reasons for Request: Permit retail store use in commercial building where zoning district 

doesn’t set out retail use. 

 

Notification: The city placed notification on the City of Bel Aire website as required by the city 
code on March 19, 2026. The affidavit of publication is in the packet. Notification by certified mail 
was provided to surrounding property owners on March 18, 2026. 
 

  
Background:  
 
The subject property is zoned C-1- Neighborhood Commercial, Office and Retail District. The 
use of the commercial property for a retail store is not listed specifically as a permitted use or 
conditional use.  

 
LEGAL CONSIDERATIONS:  

 
18.5.4- Special Uses of the zoning regulations provides guidelines for matters which may be 
considered when considering a special use application, known as "findings of fact."  
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The applicant provided the following statement addressing the findings of fact: 
 
The purpose of the request is to allow operation and licensing of an indoor retail business 
(including firearms sales) within the existing building where the proposed use requires 
special use approval under zoning regulations. The request will allow for an indoor retail 
store specializing in sporting goods, firearms, ammunition and related accessories that will 
operate within an existing commercial building. 
 
Special Use Review Process: 
 
The Planning Commission may recommend approval or disapproval of a Special Use. The 
process for applying for and the hearing procedure is the same as set forth for a Conditional 
Use as set out in 18.5.3 of the Bel Aire City Code. 
 

General Standards for Consideration: 
1. That proposed uses will not be contrary to the public interest 
2. That the spirit of the Code is observed. 
3. That public safety and welfare is secured. 
4. That substantially equal treatment under the law is preserved. 

 
Criteria for Review. The criteria shall be evaluated in terms of how such criteria relate to 
any specific case being considered and any stipulation as deemed appropriate by the 
Commission shall be incorporated into approval of a conditional use in association with 
the following concerns: 
 

1. Access and traffic load and/or flow. 
2. Noise, light and odor. 
3. Screening. 
4. Parking. 
5. Services (public utilities) 
6. Public health and safety 
7. Adequacy of facility and lot size. 
8. Signs. 
9. Review by fire marshal for designation. 
10. Other considerations as appropriate.  
 

The building is currently vacant but was previously used as a motorcycle repair shop.  
Noise, light, odor, and screening are not issues relevant to the indoor retail store use 
approval. The commercial building will remain as is with updates made to signage which 
will follow the Bel Aire City Code. Traffic and parking will be addressed with existing 
parking lot. There is no detrimental effect on public health and safety or services and 
public utilities. Fire department may need to review the building since it has been vacant.     

 
If a protest petition against the Special use is filed in the office of the city clerk within 14 
days following the date of the conclusion of the public hearing signed by the owners of 
record of 20% or more of the total area within the notification area, the order adopting 
such conditional use shall not be passed except by at least three-fourths vote of all the 
members of the Governing Body.  
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18.5.4.G of the city code provides a process to revoke the Special Use permit. Where 
conditions in the neighborhood or surrounding property have changed to the extent that 
the Special Use has a documented negative impact upon the property values of homes 
within the area of notification, the Planning Commission may call for a public hearing in 
conformance with the standards for public hearings as set forth in the code, to hear and 
take evidence as to the changed conditions and documented detrimental effects of the 
Special Use. At the conclusion of the hearing the Commission may recommend to the 
Governing Body that the Special Use be modified to add conditions that address the 
identified detrimental elements, or the approval of the permit be revoked. 

 
 

Findings of Fact: 
 

1. Character of Neighborhood: 
 

The surrounding neighborhood is comprised of commercial buildings.  
 

2. Zoning and uses of properties nearby: 
 

North:  C-1- Neighborhood Commercial, Office and Retail District 
East: City of Wichita City Boundary- Commercial property 
South: City of Wichita City Boundary- Commercial property 
West: C-1- Neighborhood Commercial, Office and Retail District  

 
3. Suitability of the subject property for the uses to which it has been restricted 

 
The property is currently zoned C-1 - Neighborhood Commercial, Office and Retail 
District. Land use and current zoning district in affect for the property is suitable for the 
Special Use request.  
 

4. Extent to which removal of the restrictions will detrimentally affect nearby 
property:  

 
The indoor retail store use is not expected to detrimentally affect nearby property. 
 

5. Length of time the subject property has remained vacant as zoned:  
 

The property has been vacant as zoned since November 2025. 
  

6. Relative gain to the public health, safety, and welfare as compared to the loss in 
value or the hardship imposed upon the applicant:  

 
The proposed indoor retail store use does not pose a threat to adjacent commercial 
properties.  
 
The commercial building is in character and consistent with other buildings in the area.  
 
Disapproval of the case will create a hardship for the applicant business owner.  
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7. Conformance of the requested change to the city's comprehensive plan:  
 

The request is not in conflict with the comprehensive plan.  
 
The future land use map identifies this area as a Neighborhood Center place type that 
consists of a variety of uses including open space, community gardens, single and 
multi-family residences, mixed used, commercial uses, education uses, religious 
assembles, entertainment, community/civic centers and facilities, parks and public 
safety uses. The property falls within that described place type. 
 
Appropriate land uses and zoning districts within the place type include Neighborhood 
Commercial, Office and Retail (C-1). The property is compatible with the 
Neighborhood Center place type. 
 

8. Impact of the proposed development on community facilities:  
 

The subject property will have no negative impact on community facilities, public 
infrastructure or utilities.  
 
There is not expected to be any additional or substantial impacts to community 
facilities by permitting the indoor retail use at the subject property.  
 

9. Opposition or support of neighborhood residents (one factor to be considered 
and by itself is not sufficient reason to approve or deny a request):  

 
As of this writing, staff has not received any phone calls or written communication on 
this case.  
 
The Planning Commission will need to consider any testimony provided during the 
public hearing. 
 

10. Recommendations of Professional Planning Staff 
 

Key findings of fact elements: 1, 2, 3, 4, 7, and 8.  
 
Staff recommends APPROVAL  of the application pending the outcome of Planning 
Commission review and public hearing. 
 
Based on the preceding factors and the information available at the time the report 
was prepared, professional planning staff recommends that the Special Use 
application for an indoor retail store use be approved with the following condition: 
 

1. Special Use permit is restricted to the current property owner and is not 
transferable. 

 



      X

brandon@bsmotolab.com(316)650-1760

1902 N Evergreen     Wichita, KS 67212

Brandon Dooley
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