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CITY COUNCIL AGENDA MEMO

MEETING OF JUNE 6, 2017

TO: Mayor, Fayetteville City Council
FROM: Andrew Garner, Planning Director
DATE: May 19, 2017

SUBJECT: RZN 17-5713: Rezone (COLLEGE AVE. FROM NORTH ST. TO MAPLE
ST./COLLEGE AVE. REZONE, 445-446): Submitted by CITY STAFF for
properties along COLLEGE AVE. FROM NORTH ST. TO MAPLE ST. The
properties are zoned RSF-4, RESIDENTIAL SINGLE-FAMILY, 4 UNITS PER
ACRE; R-O, RESIDENTIAL-OFFICE; C-1, NEIGHBORHOOD COMMERCIAL; C-
2, THOROUGHFARE COMMERCIAL; AND DG, DOWNTOWN GENERAL, and
contain approximately 24.62 acres. The request is to rezone the properties to RSF-
4, RESIDENTIAL SINGLE-FAMILY, 4 UNITS PER ACRE; RMF-24,
RESIDENTIAL MULTI-FAMILY, 24 UNITS PER ACRE; NS-L, NEIGHBORHOOD
SERVICES-LIMITED; NS-G, NEIGHBORHOOD SERVICES-GENERAL; DG,
DOWNTOWN GENERAL; and UT-L, URBAN THOROUGHFARE-LIGHT.

RECOMMENDATION:

The City Planning staff and Planning Commission recommend approval of ordinances to create
a new zoning district entitled UT-L, Urban Thoroughfare-Light, and rezone the subject property
as shown in the attached Exhibit ‘A’. The Planning Commission and staff have slightly different
recommendations for the details of the new UT-L district as depicted in the attached Exhibits ‘B’
and ‘C’.

BACKGROUND:

Background: The City is in the process of installing pedestrian improvements along College
Avenue between North Street to the north and Maple Street to the south. The City’s improvement
project will install new 10-foot sidewalk, decorative street lights, trees in grated tree wells, and
other pedestrian improvements including a signalized pedestrian crossing in the vicinity of Trenton
Boulevard and Rebecca. The eastern side of College Avenue (Phase 1) has been recently
completed. The western side of College Avenue (Phase 2) is scheduled for completion in 2017.

Property Description: The study area is almost entirely in commercial or non-residential use (with
a few exceptions) and most of the building are at, or past their expected lifespan. A majority of
the subject property was developed prior to current zoning and development regulations from the
early 1900's through the 1950's. This neighborhood was eventually and effectively split with the
gradual enlargement of College Avenue, a major north-south four lane arterial roadway. As a
result, almost all of the properties are existing non-conforming in terms of building placement,
parking and landscaping. This means that if a building were removed, a structure would not be
permitted to redevelop to its previous location. Many of the buildings are in close proximity to

Mailing Address:
113 W. Mountain Street www.fayetteville-ar.gov
Fayetteville, AR 72701



College Avenue and within the front 50-foot building setback of the underlying zoning district. The
existing zoning of the proposed rezoning area is indicated in Table 1 and the surrounding land
use and zoning is depicted in Table 2.

Table 1

Acres
Existing Zoning (approximate)
RSF-4, Residential Single Family Four Units per Acre 1.83
R-O, Residential Office 7.43
C-1, Neighborhood Commercial 0.30
C-2, Thoroughfare Commercial 13.68
DG, Downtown General 1.33
UT, Urban Thoroughfare 0.64
TOTAL 25

Table 2

Direction from Site Land Use Zoning
North VA Hospital; commercial P-1; C-2; RSF-4
South Commercial MSC; DG
East Residential RSF-4
West Residential; office R-O; RSF-4; RMF-24

DISCUSSION:

Request: The City Planning Division requests to rezone the College Avenue pedestrian
improvement corridor to the following zoning districts listed in Table 3, depicted in the attached
rezoning Exhibit A, and generally described as follows:

Table 3

Acres
Proposed Zoning (approximate)
RSF-4, Residential Single Family Four Units per Acre 2.48
RMF-24, Residential Multi-Family 24 Units per Acre 0.16
NS-L, Neighborhood Services-Limited 1.63
NS-G, Neighborhood Services-General 0.48
UT-L, Urban Thoroughfare-Light** 19.87
DG, Downtown General 0.34
TOTAL 25

*Note: The numbers in Tables 2 and 3 do not match precisely due to rounding.
*UT-L is a new proposed zoning district (see attached)

The UT-L zoning district is a new zoning district to be created by ordinance. The maximum
building height is to be measured in stories (as opposed to feet) so an addition to Chapter 151 is
proposed to define how to measure stories (see attached Exhibit ‘D’).



Land Use Compatibility: In general, the parcels are fairly shallow and not conducive for typical
big-box commercial development. The UT-L, Urban Thoroughfare-Light zoning is proposed along
a majority of the corridor to limit the building height to a maximum of four stories when compared
to the maximum of 45 feet (3-4 stories) in the RSF-4 neighborhoods near some areas of the
corridor. Additionally, the staff proposed UT-L has a density cap at 18 dwelling units per acre to
prevent large, high density multi-family buildings. The UT-L district provides development
potential for commercial anchors, typically in buildings over 25,000 sq. ft. This is consistent with
the urban retail industry standard that anchors should generally occur every 1,000 linear feet.
Anchors are a primary draw to a shopping district and provide enough shoppers to support smaller
businesses in between and around the anchors. UT-L is also proposed to allow several existing
business in the current C-2, Commercial Thoroughfare zoning to remain conforming uses. Along
the periphery of the corridor some existing residential homes and split-zoned parcels are
proposed to be partially downzoned to match surrounding zoning in the historic
Washington/Willow or Wilson Park neighborhoods. There are a few parcels between College
Avenue and adjoining residential neighborhoods that are proposed to be rezoned to one of the
Neighborhood Services districts. This would provide appropriate transition of scale, mass and use
between the more intense commercial uses on College Avenue and the surrounding single family
neighborhoods immediately adjacent to the corridor.

Land Use Plan Analysis: The proposed zoning is fully consistent with the Future Land Use Map
(FLUM) of the City Plan 2030 and the City’s adopted land use goals and policies. This area has
long been indicated on the City’s adopted land use plans to remain an intense commercial
corridor. Over the last decade or so the City’s land use policies have changed to encourage mixed
use and form-based zoning, instead of single use commercial areas. Staff's proposal is to rezone
the area to form-based, mixed use zoning, consistent with the FLUM and city’s current land use
policies.

DISCUSSION AND PUBLIC COMMENT:

Planning staff initially sent letters via certified mail to each property owner in the rezoning area
asking for input. Staff held an open house and also met in person at the city offices and
corresponded via phone calls and emails with several property owners. After this initial input, staff
formulated the zoning proposal and sent subsequent notification letters to the owners in the
rezoning area, as well as all surrounding property owners noting the public hearing date, time,
and location. Staff has spoken with several of the property owners that are proposed to be
rezoned with no objections to the current proposal.

This item was discussed at Planning Commission meetings on April 10, April 24, and May 8,
2017. There was substantial public input at all three meetings. While many people were in favor
of creating a walkable commercial district along the corridor, concerns were expressed that a
mixed use zoning that would allow large, high density, off-campus student housing projects. As a
result of this public dialog, a new zoning district is proposed entitled UT-L, Urban Thoroughfare-
Light. This zoning would allow walkable, mixed commercial uses, while limiting residential density
at 18 units per acre and a building height of four stories. This will allow mixed uses and residential
infill in this area while preventing large, high density multi-family residential projects. The
measurement of building height in stories instead of feet will encourage varying roof forms and
commercial uses on the ground floor. This is a direct response to negative comments from the
public and commission about flat-roofed buildings without any commercial uses on the ground
floor.



On May 8, 2017 the Planning Commission forwarded the proposal to City Council with a
recommendation for approval by a vote of 7-0-0. The Planning Commission’s motion
recommended the following changes to staff's proposed UT-L zoning district:

= Move Use Unit 18 (Gas Stations and Drive Through Restaurants) from a permitted use
to a conditional use

= Modify building height to a maximum of 3 stories, with up to 4 stories if 75% of the ground
floor is active space, and up to 4 stories if 100% of the ground floor is commercial space.

A copy of both the staff and Planning Commission recommendations are attached.

BUDGET/STAFF IMPACT:
N/A

Attachments:
= Exhibit A (proposed zoning map)
= Exhibit B (staff proposed UT-L district)
= Exhibit C (Planning Commission proposed UT-L district)
= Exhibit D (proposed modification to UDC 151 to define stories and building height)
= Planning Commission Staff Report



EXHIBIT ‘A

: DArea Boundaries R-O -
. Building Footprints (existing) =

Proposed Zoning Districts
RSF-4 (2.48 acres) I -
RMF-24 (0.16 acres)
NS-L (1.63 acres) v
NS-G (0.48 acres) ]

B UT-L (19.87 acres) -

B DG (0.34 acres) o

: ) [0

g
<
- LL, g
1= I 8
I -
[L | “H; — =l T
= L R
S | 5 [l
| i T
P | /RSF-47 ]
b 7 1 H — =
— r(§X|st|ng)f O T
L J ! n | }//$
= | ]
L] L ¢ A 3, ¢~
= i
1 O GLEN
fj ‘J ] 1 WING LN
= J g,
f,ﬁh e
L B
L=
|
L_—J
i~ \
0: -
< | | /”\
o v [T ™ <
§ Sy —=——
L | —
= : L | L
o o ‘ |
; R_O (S nl

LOLLAR LN

“ " | RMF-24 S

LOUISE ST (existing) E ‘ff;

< = Dlﬁ

oL E — [ ] h‘ mr= *m1
L s | -

LT L g [ L P

| — COK Erj | b J_rJ [

w L |

__§

DAVIDSON ST

B (e B

B | e (2 s DR
— I | ﬂ % [ == —
[ D¢ — I | W = y
BSF-4— O] = 2| g ¢ o
—- R = I = L ] y
rKEZ(IStIng)j 28 [ ) 5 0 :
L o J.—Hu s é’ e =
[ . ] % -
b . 1 —L\ [ ) i g L 4
[ LR L [ ] Tk B —
- I LJ | S— - [ D
[ S e
[ ] MAPLE ST L7 =0 B
. (M ] | - e I —
0 100 200 400 600 800 North College Avenue Rezone @
Feet ) S
o Proposed Zoning Districts




EXHIBIT 'B'

STAFF RECOMMENDATION - NEW PROPOSED ZONING DISTRICT

161.21 UT-L Urban Thoroughfare - Light

(A) Purpose. The Urban Thoroughfare - Light District is designed to provide goods and services for persons living in
the surrounding communities. This district encourages a concentration of commercial and mixed use development
that enhances function and appearance along commercial corridors, while maintaining a compatible building height
with smaller scale residential buildings. For the purposes of Chapter 96: Noise Control, the Urban Thoroughfare-
Light district is a commercial zone. The intent of this zoning district is to provide standards that enable development

to be approved administratively.

(B)

Uses.

(1) Permitted uses

Unit 1 City-wide uses by right

Unit 4 Cultural and recreational facilities

Unit 5 Government facilities

Unit 8 Single-family dwellings

Unit 9 Two-family dwellings

Unit 10 | Three and four family dwellings

Unit 13 | Eating places

Unit 14 | Hotel, motel and amusement services

Unit 16 | Shopping goods

Unit 17 | Transportation trades and services

Unit 18 | Gasoline service stations and drive-in/drive
through restaurants

Unit 19 | Commercial recreation, small sites

Unit 24 | Home occupations

Unit 25 | Offices, studios, and related services

Unit 26 | Multi-family dwellings

Unit 34 | Liquor store

Unit 41 | Accessory Dwellings

Unit 44 | Cottage Housing Development

Unit 45 | Small scale production

Note: Any combination of above uses is permitted upon any lot within this zone. Conditional uses shall need approval

when combined with pre-approved uses.

(2) Conditional uses

Unit 2 City-wide uses by conditional use permit
Unit 3 Public protection and utility facilities
Unit 20 Commercial recreation, large sites
Unit 21 Warehousing and wholesale
Unit 28 Center for collecting recyclable materials
Unit 29 Dance halls
Unit 33 Adult live entertainment club or bar
Unit 35 Outdoor music establishments
Unit 36 Wireless communication facilities
Unit 38 Mini-storage units
Unit 40 Sidewalk cafes
Unit 42 Clean technologies
Unit 43 Animal boarding and training
(C) Density.

| Units per acre | 18 or less |




STAFF RECOMMENDATION - NEW PROPOSED ZONING DISTRICT

(D) Bulk and area regulations.

(1) Lot width minimum

Single-family dwelling 18 feet
All other dwellings None
Non-residential None

(2) Lot area minimum. None

(E) Setback regulations.

Front: A build-to zone that is located
between 10 feet and a line 25
feet from the front property
line.

Side and rear: None

Side or rear, when contiguous | 15 feet

to a single-family residential

district:

(F) Building height regulations.

| Building Height Maximum | 4 stories |

(G) Minimum buildable street frontage. 50% of the lot width.



EXHIBIT 'C

PLANNING COMMISSION RECOMMENDATION - NEW PROPOSED ZONING DISTRICT

161.21 UT-L Urban Thoroughfare - Light

(A) Purpose. The Urban Thoroughfare - Light District is designed to provide goods and services for persons living in
the surrounding communities. This district encourages a concentration of commercial and mixed use development
that enhances function and appearance along commercial corridors, while maintaining a compatible building height
with smaller scale residential buildings. For the purposes of Chapter 96: Noise Control, the Urban Thoroughfare-
Light district is a commercial zone. The intent of this zoning district is to provide standards that enable development

to be approved administratively.

(B)

Uses.

(1) Permitted uses

Unit 1 City-wide uses by right

Unit 4 Cultural and recreational facilities

Unit 5 Government facilities

Unit 8 Single-family dwellings

Unit 9 Two-family dwellings

Unit 10 | Three and four family dwellings

Unit 13 | Eating places

Unit 14 | Hotel, motel and amusement services

Unit 16 | Shopping goods

Unit 17 | Transportation trades and services
through-restaurants

Unit 19 | Commercial recreation, small sites

Unit 24 | Home occupations

Unit 25 | Offices, studios, and related services

Unit 26 | Multi-family dwellings

Unit 34 | Liquor store

Unit 41 | Accessory Dwellings

Unit 44 | Cottage Housing Development

Unit 45 | Small scale production

Note: Any combination of above uses is permitted upon any lot within this zone. Conditional uses shall need approval

when combined with pre-approved uses.

(2) Conditional uses

Unit 2 City-wide uses by conditional use permit

Unit 3 Public protection and utility facilities

Unit 18 Gasoline service stations and drive in/drive through
restaurants

Unit 20 Commercial recreation, large sites

Unit 21 Warehousing and wholesale

Unit 28 Center for collecting recyclable materials

Unit 29 Dance halls

Unit 33 Adult live entertainment club or bar

Unit 35 Outdoor music establishments

Unit 36 Wireless communication facilities

Unit 38 Mini-storage units

Unit 40 Sidewalk cafes

Unit 42 Clean technologies

Unit 43 Animal boarding and training

(C) Density. None

©)

Bulk and area regulations.




PLANNING COMMISSION RECOMMENDATION - NEW PROPOSED ZONING DISTRICT

(1) Lot width minimum

Single-family dwelling

18 feet

All other dwellings

None

Non-residential

None

(2) Lot area minimum. None

(B) Setback regulations.

Front: A build-to zone that is located
between 10 feet and a line 25
feet from the front property
line.

Side and rear: None

Side or rear, when contiguous | 15 feet

to a single-family residential

district:

(F) Building height regulations.
Building Height Maximum 3 stories

Building Height Maximum

4 stories (if 75% or more of the ground floor is active space)

Building Height Maximum

5 stories (if 100% of the ground floor is commercial space)

(G) Minimum buildable street frontage. 50% of the lot width.




EXHIBIT 'D’

Proposed Code Changes in Strikeout

CHAPTER 151: DEFINITIONS

151.01 Definitions

Building Height (when measured in feet): Building height shall be measured vertically from the existing
natural grade to any part of the structure, excluding spires, cupolas, antennas, water tanks, ventilators,
chimneys, or other appurtenances not intended for human occupancy. To verify whether the height of a
proposed structure is below the maximum height allowed, project a parallel plane above the existing natural
grade and across the entire parcel. If the structure is below the upper line, then the height limitation has
been satisfied.

Preserve Topography

Projected Plone

Existing Historic Elevation



Proposed Code Changes in Strikeout

s

Story (when building height is measured in stories). A habitable floor level within a building. When
building height is measured in stories it shall exclude attics and basements. Stories may not exceed 14 feet
in height from finished floor to finished ceiling, except for a first floor commercial or non-residential function
which shall have a maximum of 25 feet. To allow flexibility in design and encourage varying rooflines, height
shall be measured to the eave or roof deck as depicted in the following diagram.
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Belden

Hoffman
7-0-0 (commissioners Brown and Quinlan were absent)

Note: Motion to forward the request with the following recommendation:
Recommend approval of rezoning the College Avenue corridor with staff's proposed
Alternative #3, except modifying the new proposed UT-L zoning district to move
Use Unit 18 (Gas Stations and Drive Through Restaurants) from a permitted use to
a conditional use, and modify the building height from a maximum of 50 feet to a
maximum height of three stories, with up to four stories if 75% of the ground floor is
active space, and up to five stories if 100% of the ground floor is commercial space.
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Agenda Item 3
17-5713 College Ave. Rezone
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