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City of Fayetteville, Arkansas 
 

Legislation Text 

113 West Mountain Street 
Fayetteville, AR 72701 

(479) 575-8323 

 

File #: 2024-26 

 
RZN-2024-0011:  Rezone (VARIOUS EXPIRED PZD LOCATIONS/ EXPIRED PZDS, PP 
VARIES): Submitted by CITY PLANNING STAFF for VARIOUS PROPERTIES LOCATED 
WITHIN THE CITY LIMITS OF FAYETTEVILLE in WARDS 1, 2, AND 4. The properties are 
zoned as PLANNED ZONING DISTRICTS and contain approximately 90.65 acres. The request is 
to rezone the properties to various standard zoning districts. 
 
AN ORDINANCE TO REZONE THE PROPERTIES DESCRIBED IN REZONING PETITION RZN 
2024-0011 FOR APPROXIMATELY 90.65 ACRES LOCATED IN WARDS 1, 2, AND 4 FROM 
PLANNED ZONING DISTRICTS TO VARIOUS STANDARD ZONING DISTRICTS 
 
BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF FAYETTEVILLE, 
ARKANSAS: 
  
Section 1: That the City Council of the City of Fayetteville, Arkansas hereby changes the zone 
classification of the properties shown on the maps (Exhibit A) and the legal descriptions (Exhibit B) 
both attached to the Planning Department’s Agenda Memo from Planned Zoning Districts to UT, Urban 
Thoroughfare; CS, Community Services; RI-U, Residential Intermediate Urban; NC, Neighborhood 
Conservation; and R-A, Residential Agricultural. 
  
Section 2: That the City Council of the City of Fayetteville, Arkansas hereby amends the official zoning 
map of the City of Fayetteville to reflect the zoning changes provided in Section 1. 
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CITY COUNCIL MEMO 
2024-26 

 
MEETING OF MAY 7, 2024 
 
TO: Mayor Jordan and City Council 

THRU: Susan Norton, Chief of Staff 
Jonathan Curth, Development Services Director 
Jessica Masters, Development Review Manager 

FROM: Donna Wonsower, Planner 

SUBJECT: RZN-2024-0011:  Rezone (VARIOUS EXPIRED PZD LOCATIONS/ EXPIRED PZDS, PP 
VARIES): Submitted by CITY PLANNING STAFF for VARIOUS PROPERTIES 
LOCATED WITHIN THE CITY LIMITS OF FAYETTEVILLE in WARDS 1, 2, AND 4. The 
properties are zoned as PLANNED ZONING DISTRICTS and contain approximately 
90.65 acres. The request is to rezone the properties to various standard zoning 
districts. 

 
RECOMMENDATION: 
City Planning staff and the Planning Commission recommend approval of a request to rezone the subject 
property as described and shown in the attached Exhibits ‘A’ and ‘B’. 
 
BACKGROUND: 
The subject properties consist of five Planned Zoning Districts (PZDs) that are located throughout the City 
limits of Fayetteville. Properties are a mix of fully undeveloped properties, partially developed neighborhoods 
and/or commercial blocks with sections of undeveloped lots, or part of a larger PZD that has been almost 
entirely rezoned. The original zoning of these properties, before they became PZDs, ranged from R-A, 
Residential-Agricultural to I-1, Heavy Commercial and Light Industrial.  Prior to 2014, Fayetteville’s PZD 
standards required all construction permits to be secured within a specific time frame. If permits were not 
obtained, then the development rights became null and void. As a result, many of these properties have PZDs 
which have expired.   
 
Additionally, because planned zoning districts are customized, they are inherently more complicated than the 
City’s standard zoning districts. Many were established before many of the city’s current development 
regulations, such as the landscape and tree preservation code, were passed, leading to complex zoning 
regulations that are hundreds of pages long and which are generally outdated. As such, staff propose to 
rezone the properties to various zoning districts as shown in Table 1 in attached exhibits.  
 
Request: City Planning staff requests to rezone the properties from the expired PZD designation to one or 
more zoning districts as shown in the attached exhibits. Proposed zoning districts include UT, Urban 
Thoroughfare; CS, Community Services; RI-U, Residential Intermediate Urban; NC, Neighborhood 
Conservation; and R-A, Residential Agricultural. 
 
Public Comment: Staff sent letters in late February to notify all affected property owners of the staff-initiated 
rezoning and provide opportunities for initial feedback. A second round of letters was sent with full public notice 
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in March. Over this time frame, staff have received numerous inquiries and comments which are summarized 
in a table in the staff report.    
 
Land Use Compatibility: The proposed zoning districts are compatible with the surrounding land uses. When 
determining proposed zoning districts, staff evaluated three primary factors. First was consideration for 
permitted and conditional uses within the expired PZDs to determine the nature and intensity of the previous 
entitlements. Second, where developed or platted, staff prioritized the minimization of nonconformances. 
Lastly, staff identified zoning districts which are compatible with surrounding land uses to the greatest extent 
possible. The resulting proposals and findings are as follows:   
 
 

Park West: Staff recommends rezoning the remaining Park West PZD to a combination of UT and CS. 
Staff finds the rezoning is consistent with the existing development patterns and recent proposals. All 
other parcels of the original Park West PZD have been rezoned since the PZD's expiration, with 
entitlement including, most recently, multifamily residential development. Other developments originally 
included within the PZD boundaries include an existing retirement community known as Grand Village at 
Clear Creek directly west and the Fellowship Baptist Church directly north. Other portions of the Park 
West PZD to the north and northwest have been rezoned to a mix of CS, UT, and Neighborhood 
Services-General (NS-G) but have not yet been developed. Further, there is existing UT zoning located 
across Hwy 112 at the previous 112 Drive-In-Theatre, which was recently approved for a mixed-use 
development titled “The Aronson.” Staff finds that a split rezoning of CS and UT would be compatible in 
this area given the existing and planned developments. As proposed, limiting UT to a smaller portion of 
the property abutting Hwy 112 can restrict more intensive uses to the areas adjacent to the major 
thoroughfare, with more limited uses permitted adjacent to residential developments.   

 
 

Cliffside: Staff recommends rezoning the Cliffside PZD to a combination of RI-U and R-A. The approved 
PZD included approval for 15 single-family homes and 48 two-family homes. All residential lots were 
approved with front and rear setbacks of 20 feet. Single-family dwellings were approved with side 
setbacks of 8 feet on all side property lines, and two-family dwellings were approved to utilize a zero-lot 
line along a shared common wall. Lot sizes range from approximately 3,500 square feet to 10,600 
square feet, with only three parcels meeting minimum lot standards for the RSF-4 zoning that predated 
the PZD. Six of the eight parcels that remain undeveloped have street frontage of approximately 16 feet 
to 22 feet, with the remaining corner lots having street frontages of nearly 200 feet. Because RI-U has a 
minimum lot width of 18 feet for residential uses, it is one of the few districts that would allow the platted 
lots to conform with existing zoning requirements. RI-U would remain primarily residential in nature with 
limited conditional non-residential uses. While RI-U has no density limitations, staff finds that the zoning 
is unlikely to result in development that is out of scale with the surroundings as most parcels are small 
and do not have sufficient width to permit additional subdivision of land. While RI-U permits up to three 
and four family dwellings by right, staff finds this is not likely due to the existing platting and 
infrastructure. Further, most parcels are encumbered by utility or drainage easements. Staff proposes to 
rezone the entire Cliffside development rather than solely the undeveloped parcels in order to create 
consistent zoning entitlements and reduce administrative difficulty for staff and current/future property 
owners. Staff proposes to rezone the areas designated as common areas and tree preservation lots by 
the approved PZD as Residential Agricultural, R-A, in order to maintain these areas as communal green 
space. Staff also proposes to rezone parcel 765-26323-000 (Lot 119) as R-A, as this lot is owned by the 
City of Fayetteville. R-A allows Use Unit 3: Public Protection and Utility Facilities by right, which would 
facilitate the lot’s intended purpose. 

 
 

Springwoods: Staff recommends rezoning the undeveloped portions of the Springwoods PZD to a 
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combination of UT, CS, and RI-U. Due to the overall scale of the PZD acreage, staff is not 
recommending a full rezoning of the Springwoods PZD at this time, choosing instead to focus on those 
properties that are either undeveloped or currently under development. Undeveloped lots are spread 
throughout the PZD in three primary sections further described below. Lot 1 of the Springwoods CPZD 
was replatted as the Meadow Field Commercial Subdivision in 2006. Lots 1-2, 5-9 & 12 of Meadow Field 
remain undeveloped and zoning entitlement for these parcels has since expired. Lot 6A of the original 
Springwoods CPZD and a portion of PID 765-26552-000 (The Pines at Springwoods Horizontal Property 
Regime) also remain undeveloped.  

 
 

Given the proximity of these parcels to the Wilson Springs Creek Preserve, staff finds that the original 
zoning of I-1 would be incompatible. However, staff notes the remaining parcels within the Meadow Field 
Commercial Subdivision and Lot 6A abut an I-49 entrance and exit and have the capacity to serve 
residents throughout the City with large commercial uses. As such, staff evaluated a mix of CS and UT 
to restore commercial and development rights. Both CS and UT allow a wide mix of residential and 
commercial uses, creating the opportunity for mixed-use developments rather than solely commercial 
uses. Staff initially recommended CS on parcels 765-23604-000, 765-25746-000, and 765-25745-000 as 
these parcels are adjacent to residential uses and could provide a transition to the higher intensity uses 
permitted by the UT district. Since the initial recommendation of CS, staff has consulted extensively with 
the property owner of parcels 765-25746-000 and 765-25745-000, who requested the City propose UT, 
a zoning district that would permit Use Unit 17: Transportation Trades and Services by right rather than 
CS. Staff analyzed the request and finds that since that the original PZD included this use unit by right 
and surrounding parcels have been extensively developed with auto-oriented developments, the 
inclusion of a district which permits Use Unit 17 by right is likely to be compatible in these locations. Staff 
finds UT, Urban Thoroughfare would be consistent for the requested parcels.  

 
 

The Pines at Springwoods has been almost entirely developed with four-family dwellings in a form-based 
style. A single buildable portion of the parcel remains and staff finds that RI-U would best facilitate similar 
development given the limited development area and the consistent development of four-family 
dwellings.    

 
 

Westbrook Village Phase 2: Staff recommends rezoning the Westbrook Village Phase 2 PZD to RI-U. 
The property was originally platted as part of the Salem Village Planned Unit Development (PUD) in 
1997, most of which has since been rezoned to RSF-4. The original PUD designated these parcels as 
mixed-use village centers. A revised PZD was approved in 2006 that revised the permitted uses to either 
strictly single-family residential or green space. All but one parcel designated for development have 
since been constructed with single-family homes, and staff recommends rezoning to RI-U to bring these 
parcels to a standard zoning district. RI-U has a minimum lot width of 18 feet for residential uses, which 
would allow the existing lots to conform with existing zoning requirements. Internal parcels here have 
approximately 20 feet of street frontage. Given existing development patterns and lot sizes, staff finds 
the uses permitted in RI-U are not likely to create development that is out of sync on the remaining 
undeveloped parcel. 

 
 

Paddock Road Subdivision: Staff recommends rezoning the Paddock Road Subdivision PZD to NC. This 
parcel has been developed and has not expired; however, all other parcels within the original PZD have 
been rezoned in the years since its passage. As a result of this and the complexity of the Paddock Road 
Subdivision PZD, staff recommends this parcel be rezoned to NC. The parcels to the immediate west 
and south were successfully rezoned to NC, Neighborhood Conservation in 2014 and the rezoning of the 



 

Mailing address: 
113 W. Mountain Street 
Fayetteville, AR 72701 

 
www.fayetteville-ar.gov 

 

remaining parcel would fully eliminate the remaining RPZD, creating consistent zoning entitlements and 
reducing administrative difficulty for staff and current/future property owners. The existing parcel meets 
bulk and area as well as the minimum buildable street frontage required by the NC zoning. As the parcel 
is already constructed with a residence, staff finds a rezoning is unlikely to result in development that is 
inconsistent with the surrounding parcels.       

 
Land Use Plan Analysis: The proposed zoning districts are compatible with the Future Land Use Map, which 
vary from property to property (see Table 2). Staff finds that the recommended zoning districts are generally 
compatible with goals to encourage infill and discourage suburban sprawl, create compact, complete and 
connected development, provide opportunities for attainable housing, and grow a livable transportation 
network. Additionally, rezoning the remaining parcels will eliminate many planned zoning districts, simplifying 
the zoning regulations and bringing these areas into conformance with current zoning standards. 
  

Park West: Staff finds that rezoning the remaining Park West PZD to a combination of UT and CS is 
consistent with long-range planning goals. The CS and UT zoning districts will restore development 
rights and could allow for a mixed-use development in close proximity to a Tier 2 Center, as defined in 
City Plan 2040's Growth Concept Map. Similarly, the property's Future Land Use Map designation of City 
Neighborhood Area encourages “complete, compact and connected neighborhoods... intended to serve 
the residents of Fayetteville, rather than a regional population”, which is complemented by both the CS 
and UT zoning districts. The expired PZD included a mixed-use district, commercial, condominiums, and 
a preserve/botanical/detention area. Staff finds that the reduced uses permitted by the CS district would 
be compatible adjacent to existing and proposed residential developments to the west with UT abutting 
the highway. Staff further finds that the additional pedestrian-oriented requirements of the form-based 
CS and UT zoning districts generally align the City's 2040 Growth Plan, which calls for all centers to be 
“mixed-use nodes that are pedestrian friendly areas served by current or future transit.”  
 
Cliffside: Staff finds that the split zoning of RI-U and R-A will bring the overall neighborhood into standard 
zoning districts that will simplify future city reviews, allow for infill, protect existing open space, and 
permit the city-owned parcel to be utilized for Use Unit 3: Public Protection and Utility Facilities. These 
units have a moderate infill score of 6-7, though staff notes that only eight parcels within the 
neighborhood remain undeveloped. The affected parcels are between ½ and ¾ of a mile from three Tier 
Centers: a Tier 2 Center located at the S. Crossover Rd. and E. Huntsville Rd. intersection, a Tier 3 
Center located at the S. Crossover Rd. and E. Peppervine Dr. intersection, and a Tier 3 Center located 
at the E. Huntsville Rd. and S. Happy Hollow Rd. intersection.  
 
Springwoods: Staff finds that rezoning the undeveloped lots in the Springwoods PZD to a combination of 
UT, CS, and RI-U will restore development rights and could allow for a mixed-use development in 
proximity to a Tier 2 Center, and that the proposed zoning districts generally align with previously 
permitted uses. Lot 6A is designated as Urban Center on the Future Land Use Map, which includes “the 
most intense and dense development patterns within Fayetteville and allows for the tallest and greatest 
variety of buildings.” Undeveloped parcels within the Meadow Field Commercial Subdivision (lots 1-2, 5-
9 & 12) and parcel 765-26552-000 (The Pines at Springwoods Horizontal Property Regime) are 
designated as City Neighborhood Areas, which encourage “complete, compact and connected 
neighborhoods and are intended to serve the residents of Fayetteville, rather than a regional population.” 
The affected parcels are between ¼ to ¾ of a mile from a Tier 2 Center located adjacent to the N. Hwy 
112 and W. Truckers Dr. intersection. Staff finds that the additional pedestrian-oriented requirements of 
the form-based CS and UT zoning districts generally align with the City's 2040 Growth Plan, which calls 
for all centers to be “mixed-use nodes that are pedestrian-friendly areas served by current or future 
transit,” a development style that would be facilitated by the proposed zoning districts.  
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Staff initially recommended CS on parcels 765-23604-000, 765-25746-000, and 765-25745-000 as these 
parcels are abutting residential uses and could provide a transition to the higher intensity uses permitted 
by the UT district. Since the initial recommendation of CS, staff has consulted extensively with the 
property owner of parcels 765-25746-000 and 765-25745-000, who requested that staff propose UT, a 
zoning district that would permit Use Unit 17: Transportation Trades and Services by right rather than 
CS. Staff analyzed the request and finds that given that the original PZD included this use unit by right 
and that surrounding parcels have been extensively developed with automobile-oriented uses, auto-
oriented uses are likely to be compatible in these locations. Additionally, given the presence of the 
Wilson Springs Preserve and limited access from N. Shiloh Dr., staff finds that the only residential areas 
with easy access to potential future commercial developments are likely the neighborhood abutting W. 
Moore Ln. As such, staff finds most of the commercial developments will likely serve Fayetteville as a 
whole and that UT would be compatible in this case. 

  
The Pines at Springwoods have been almost entirely developed with four-family dwellings in a form-
based style. A single buildable portion of the parcel remains, and staff finds that RI-U would best 
facilitate similar development given the limited development area and consistent development of four-
family dwellings. 
 
Westbrook Village Phase 2: Staff finds that the RI-U zoning district substantially aligns with previously 
permitted bulk and area requirements as well as land uses of the previously approved PZD. Many 
parcels are less than 30 feet in width, and RI-U would allow these narrower parcels to remain conforming 
while restoring development rights on the undeveloped parcel. The affected parcels are approximately ½ 
of a mile south of a Tier 3 Center located north of the N. Rupple Rd. and W. Country Meadows St. 
intersection, and approximately ¾ of a mile north of a Tier 2 Center located at the N. Rupple Rd. and W. 
Mount Comfort Rd. intersection.      
 
Paddock Rd. Subdivision: Staff finds that rezoning this sole remaining parcel of the Paddock Road 
Subdivision to NC will eliminate complex requirements that may run counter to existing tree preservation 
and landscape requirements. While this PZD has not expired, it was approved during the adoption of the 
original HHOD and included several self-imposed tree preservation requirements. Today, site 
development standards are sufficiently addressed within current tree preservation codes and grading 
ordinances. The NC zoning district will permit development of a medium density similar to the expired 
PZD, allowing effective use of the existing infrastructure if the site is ever redeveloped.   The affected 
parcel is between ½ and ¾ of a mile from three Tier Centers: a Tier 2 Center located at the S. Crossover 
Rd. and E. Huntsville Rd. intersection, a Tier 3 Center located at the S. Crossover Rd. and E. 
Peppervine Dr. intersection, and a Tier 3 Center located at the E. Huntsville Rd. and S. Happy Hollow 
Rd. intersection.  

 
CITY PLAN 2040 INFILL MATRIX: City Plan 2040’s Infill Matrix score is summarized in Table 2 in Exhibit C.  
 
DISCUSSION: 
The rezoning was originally heard at the March 25, 2024, Planning Commission meeting, where a vote of 4-3-0 
tabled the item to the April 8, 2024, meeting. Several commissioners cited the size of the request and the fact 
that it is a City-initiated project as reasoning for tabling the item for additional Commissioner and resident time 
to review the proposal. There was limited discussion regarding the need for rezoning the properties and what 
options were available. Commissioners Garlock, Gulley, and Holcomb voted against tabling the item, citing the 
straightforward nature of the request, staff recommendations, and the need for the properties to be rezoned. 
One member of the public spoke, requesting confirmation of the proposed zoning for Lot 6A in Springwoods 
and expressing support for the proposed CS zoning. Staff confirmed the proposed CS zoning for this parcel at 
the meeting.  
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At the April 8, 2024, Planning Commission meeting, all portions of the request were ultimately forwarded to 
City Council with a recommendation of approval as recommended by staff. At the beginning of the item 
discussion, Commissioner Payne motioned to divide the question and to consider the Springwoods PZD 
separately. Commissioner Werner seconded, and the question was divided by a unanimous vote. 
Commissioner Payne expressed hesitation regarding allowing housing in Meadow Field Commercial 
Subdivision Lots 5-9 & 12 (previously part of Springwoods Lot 1) considering the intensity of adjacent uses. 
Commissioner Brink cited an adjacent rezoning that included a Bill of Assurance limiting permitting uses in UT 
as a concern. There was discussion regarding potential alternative zoning districts and clarification requested 
on staff’s reasoning. Staff noted that UT permits a wide range of uses, including use unit 17, which would 
permit developments similar to the large number of adjacent auto lots while requiring additional design 
standards and pedestrian-oriented uses, whereas I-1, Heavy Commercial and Light Industrial, would allow 
even more intensive uses which are generally not subject to heightened design standards. There was also 
discussion about the process for future development plans and what the Commission should consider 
regarding connectivity and compact neighborhoods. 
  
Commissioner Payne motioned to amend the proposed zoning for Meadow Field Commercial Subdivision Lots 
5-9 & 12 to revert to I-1, the previous zoning district. Commissioner Brink seconded the motion, which failed on 
a vote of 2-6-0 with only Commissioners Payne and Brink voting in favor. Commissioner Garlock, McGetrick 
and Madden cited compatibility with long range plans, higher design standards, increased flexibility, lack of 
public comment opposed to the request, staff recommendations, and the uses permitted in UT versus I-1 as 
reasons for their vote to deny the revision to I-1. After the motion failed, Commissioner Werner made a motion 
to reconsider the zoning for Springwoods, which passed on a vote of 6-2-0. There was then some discussion 
regarding staff’s recommendations for Meadow Field Commercial Subdivision Lots 1 & 2, which staff noted had 
been initially recommended for CS but revised to UT at the property owner’s request. Staff noted that an 
evaluation of UT found this zoning was also compatible with the adjacent properties. A subsequent motion to 
forward the Springwoods rezoning to City Council as recommended by staff with a recommendation of 
approval was made by Commissioner Garlock and seconded by Commissioner Gulley, which passed 7-1-0, 
with Commissioner Payne voting against. 
  
Commissioner Garlock then motioned to forward the remainder of the rezone to City Council as proposed by 
staff with a recommendation of approval. Commissioner Castin seconded. There was no additional discussion, 
and the motion was unanimously approved.  
 
BUDGET/STAFF IMPACT: 
NA 
 
ATTACHMENTS: SRF (#3), Exhibit A (#4), Exhibit B (#5), Exhibit C (#6), Planning Commission Staff Report 
(#7) 
 



 

 

TO:  City of Fayetteville Planning Commission  
 
THRU:   Jessie Masters, Development Review Manager  
 
FROM:  Donna Wonsower, Planner  
 
MEETING DATE: April 8, 2024  
 
SUBJECT: RZN 2024-0011:  Rezone (VARIOUS EXPIRED PZD LOCATIONS/ 

EXPIRED PZDS, PP VARIES): Submitted by CITY PLANNING STAFF for 
VARIOUS PROPERTIES LOCATED WITHIN THE CITY LIMITS OF 
FAYETTEVILLE. The properties are zoned as PLANNED ZONING 
DISTRICTS and contain approximately 90.65 acres. The request is to 
rezone the properties to various standard zoning districts.  

    

 
 
RECOMMENDATION: 
Staff recommends RZN 2024-0011 be forwarded to the City Council with a recommendation of 
approval. 
 
MARCH 25, 2024, PLANNING COMMISSION MEETING: 
At the March 25, 2024, Planning Commission meeting, the item was tabled to provide additional 
time for the Planning Commission to review staff’s proposal more fully. No changes have been 
made to the proposal in the interim.  
 
BACKGROUND:   
The subject properties consist of five Planned Zoning Districts (PZDs) that are located throughout 
the City limits of Fayetteville. Properties are a mix of fully undeveloped properties, partially 
developed neighborhoods and/or commercial blocks with sections of undeveloped lots, or part of 
a larger PZD that has been almost entirely rezoned. The original zoning of these properties, before 
they became PZDs, range from R-A, Residential-Agricultural to I-1, Heavy Commercial and Light 
Industrial.  Prior to 2014, Fayetteville’s PZD standards required all construction permits to be 
secured within a specific timeframe. If permits were not obtained, then the development rights 
were null and void.  As a result, many of these properties are zoned PZD but since construction 
was not fully completed within a specific allotted timeframe, the planned zoning district has 
expired.   
 
Additionally, because planned zoning districts are customized, they are inherently more 
complicated than the city’s standard zoning districts. Many were established before many of the 
city’s current development regulations such as the landscape and tree preservation code were 
passed, leading to complex zoning regulations that are hundreds of pages long and which are 
generally outdated. As such, staff propose to rezone the properties to various zoning districts as 
shown in Table 1.  
 
Request: City Planning staff requests to rezone the properties from the expired PZD designation 
to one or more zoning districts as shown in Table 1.  

Planning Commission
April 8, 2024
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(UPDATED WITH MEETING RESULTS)



 

Public Comment:  Staff sent letters in late February to notify all affected property owners of the 
staff-initiated rezoning and provide opportunities for initial feedback. A second round of letters 
was sent with full public notice in March. Over this timeframe, staff have received numerous 
inquiries and comments which are summarized in a table in the attachments.   

 
TABLE 1  

EXPIRED PZDs TO BE REZONED 

PZD Name 

 
Ward Location 

PZD 
Approval 

Year 

Prior Zoning 
District 

Proposed 
Zoning 

Acreage 

Park West  2 N. Hwy 112 2006 R-A & RSF4 UT 
CS   

23.70 (UT) 
15.71 (CS) 

       

Cliffside (AKA 
Timber Trails) 

1 S. Pinyon Pt., S. Ray Ave., 
S. Woodsprings Dr., & E. 

Peppervine Dr. 

2004 RSF-4 RI-U 
R-A  

18.67 (RI-U) 
7.44 (R-A)  

   
 

     
 

Springwoods  
 

2 W. Truckers Dr., W. 
Chicory Pl., W. Foxglove 
Dr., and W. Pinehills Dr. 

2003 I-1 UT 
CS  

RI-U 

17.05 (UT) 
6.09 (CS) 

0.37 (RI-U) 

   
 

       

Westbrook Village 
Phase 2 

4 W. Clabber Creek Blvd. 
and N. Salem Rd. 

2007 RSF-4 RI-U 1.42 

   
 

       

Paddock Road 
Subdivision  

1 27 S. Happy Hollow Rd. 2005 RSF-4 NC 0.20 

 
CITY PLAN 2040 FUTURE LAND USE PLAN: City Plan 2040 Future Land Use Plan varies by 
property. Please see Table 2 below. 
 

TABLE 2 
FUTURE LAND USE/ZONING COMPARISON 

PZD Name 
Future Land Use 

Designation 
Proposed 

Zoning 
Infill Score  Overlay Districts   

Park West  City Neighborhood CS & UT 2-5 
Weighted 6 

Enduring Green Network 

     

Cliffside (AKA Timber 
Trails) 

Residential 
Neighborhood 

RI-U & R-A 6-7 
Weighted 8 

Enduring Green Network 

        

Springwoods  Urban Center & City 
Neighborhood 

CS & UT 3-7 
Weighted 8 

Enduring Green Network,  
I-540 Overlay District 

     

Westbrook Village  
Phase 2 

Residential 
Neighborhood 

RI-U 4-5 
Weighted 5.5 

Enduring Green Network  

      
 

 

Paddock Road 
Subdivision  

Residential 
Neighborhood 

NC 6-7 
Weighted 6 

Enduring Green Network 
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TABLE 3 
INFRASTRUCTURE AND ENVIRONMENTAL REVIEW 

*Police did not comment on the proposed rezonings   
+ All PZDs have a required tree preservation of 25%.  
 
FINDINGS OF THE STAFF 
 
RECOMMENDATION: Staff recommends RZN 2024-0011 be forwarded to City Council with a 
recommendation of approval.  
 

PLANNING COMMISSION ACTION: Required YES 
 

Date: April 8, 2024         ❒ Tabled         ❒ Forwarded      ❒ Denied 

 
Motion:      
 
Second:    
 
Vote:  

 
PLANNING COMMISSION ACTION: Required YES 

PZD Name Water  Sewer Drainage 
Fire and Police* 

Response Goal in Minutes:  
Engine: 6 / Ladder: 8 

Tree 
Preservation+ 

(Proposed 
Zonings)  

Park West  8” (N. Truckers Dr.) 
6” (N. Hwy. 112) 

36” (N. Hwy. 112 & 
South Property Line) 

8” (N. Hwy. 112) 
48” (South Property 

Line) 

Floodplain,  
Protected 
Stream 

Hydric Soils  

Station #8 
3 Minute Response 

15% (UT) 
20% (CS) 

 

      

Cliffside (AKA 
Timber Trails) 

8” (S. Happy Hollow 
Rd.) 

6” & 8” (Throughout 
Neighborhood) 

8” (S. Happy 
Hollow Rd.) 

8” (Throughout 
Neighborhood) 

Floodplain,  
Protected 

Stream, Hydric 
Soils  

Station #3 
2 Minute Response  

15% (RI-U) 
25% (R-A) 

      

Springwoods  8” (W. Truckers Dr.) 
8” (W. Foxglove Dr.)  
12” (N. Shiloh Dr:)  
8” (W. Moore Ln.) 

8” (W. Pinehills Dr.)  
 

8” (W. Truckers Dr.) 
8” (Lot 1)  

8” (W. Pinehills Dr.)  
48” (Lot 6A)  

 

Hydric Soils  Station #8 
3 Minute Response 

15% (UT) 
20% (CS) 

15% (RI-U) 
 

       

Westbrook 
Village  

Phase 2 

8” (N. Salem Rd.) 
8” (Alley)  

2” & 6” (W. Clabber 
Creek Blvd.) 

 

15” (N. Salem Rd.)  
10” (N. 

Westminster Dr.) 
8” (Alley) 

Floodplain  Station #8 
4 Minute Response  

15% (RI-U) 

       

Paddock 
Road Sub. 

8” (E. Paddock Loop) 
8” (Alley 49)  

8” (S. Happy Hollow 
Rd.)  

8” (S. Happy 
Hollow Rd.) 

NA Station #3 
2 Minute Response 

20% (NC) 
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PAYNE

WERNER

8-0-0

Motion to divide the
question to consider
Springwoods separately

Motion to forward Springwoods
with a recommendation of
approval, revising Meadowfield
Commercial Subdivision lots 5-9
& 12 to I-1, Light Industrial

Motion to forward
Springwoods rezoning  to
City Council as
recommended by staff with
a recommendation of
approval

Motion to forward
remainder  to City Council
as recommended by staff
with a recommendation of
approval

Motion to
reconsider  

FIRST 

SECOND
 
VOTE

RECORD

PAYNE

BRINK

2-6-0

WERNER

GARLOCK

6-2-0

GARLOCK

GULLEY

7-1-0

GARLOCK

CASTIN

8-0-0

MOTION #1 MOTION #2 MOTION #3 MOTION #4 MOTION #5

*The following commissioners
voted against the motion: 

1. CASTIN 
2. GARLOCK 
3. WERNER 
4. GULLEY 
5. MADDEN 
6. MCGETRICK 

*The following
commissioners
voted against the
motion: 

1. PAYNE 
2. BRINK  

*The following
commissioners voted
against the motion: 

1. PAYNE 
 

All commissioners voted
in favor 

All commissioners voted
in favor 



 

 
1. A determination of the degree to which the proposed zoning is consistent with land use 

planning objectives, principles, and policies and with land use and zoning plans. 
 
Finding:  Land Use Compatibility: The proposed zoning districts are compatible with 

the surrounding land uses. Staff evaluated permitted and conditional uses 
within the expired PZDs to determine the nature and intensity of the 
previously approved PZDs. Where developed or platted, staff evaluated the 
properties and proposed zoning districts that avoid or minimize 
nonconformance. For others, staff proposes zoning districts which are 
compatible with surrounding land uses to the greatest extents possible. See 
below for specific evaluations.   

 

• Park West: Staff recommends rezoning the remaining Park West PZD 
to a combination of UT and CS. Staff finds the rezoning is consistent 
with the existing development patterns, including those currently in 
the development pipeline. All other parcels of the original Park West 
PZD have since been rezoned with a wide mix of uses, including the 
most recent rezoning for parcel 765-15830-007 to RMF-18 directly 
west, proposed to be developed with a multi-family residential 
development. Other developments originally included within the PZD 
boundaries include an existing retirement community known as 
Grand Village at Clear Creek directly west and the Fellowship Baptist 
Church directly north. Other portions of the Park West PZD to the 
north and northwest have been rezoned to a mix of CS, UT, and 
Neighborhood Services-General (NS-G) but have not yet been 
developed. Further, existing UT is located across Hwy 112 at the 112 
Drive-In-Theatre location, which was recently approved for a mixed-
use development titled “The Aronson.”  

 
Staff finds that a split rezoning of CS and UT would be compatible in 
this area given the existing and planned multifamily developments 
and existing commercial uses. Limiting UT to a smaller portion of the 
property abutting Hwy 112 would restrict more intensive uses to the 
areas adjacent to the major thoroughfare, with more limited uses 
permitted adjacent to residential developments.   
 

• Cliffside: Staff recommends rezoning the Cliffside PZD to a 
combination of RI-U and R-A. The approved PZD included approval 
for 15 single-family homes and 48 two-family homes. All residential 
lots were approved with front and rear setbacks of 20 feet. Single-
family dwellings were approved with side setbacks of 8 feet on all side 
property lines, and two-family dwellings were approved to utilize a 
zero-lot line along a shared common wall. Lot sizes range from 
approximately 3,500 square feet to 10,600 square feet, with only three 
parcels meeting lot minimum requirements for the previous RSF-4 
zoning.  Six of the eight parcels that remain unbuilt have street 
frontage of approximately 16 feet to 22 feet, with the remaining corner 
lots having street frontages of nearly 200 feet. Because RI-U has a 
minimum lot width of 18 feet for residential uses, it is one of the few 
districts that would allow the existing lots to conform with existing 
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zoning requirements. RI-U would remain primarily residential in 
nature with a small number of conditional non-residential uses. While 
RI-U has no density limitations, staff finds that the zoning is unlikely 
to result in development that is out of scale with the surroundings as 
most parcels are small and do not have sufficient width to permit 
additional subdivision of land. Additionally, while RI-U permits up to 
three and four family dwellings by right, staff finds this is not likely to 
lead to development that is incompatible given the existing 
development patterns of the neighborhood. Further, most parcels are 
encumbered by utility or drainage easements. Staff proposes to 
rezone the entire Cliffside development rather than solely the 
undeveloped parcels in order to create consistent zoning 
entitlements and reduce administrative difficulty for staff and 
current/future property owners. Additionally, staff proposes to rezone 
the areas designated as common areas and tree preservation lots by 
the approved PZD as Residential Agricultural, R-A, in order to 
maintain these areas as communal green space. Staff also proposes 
to rezone PID 765-26323-000 (Lot 119) as R-A, as this lot is owned by 
the City of Fayetteville. R-A allows Use Unit 3: Public Protection and 
Utility Facilities by right, which would facilitate the lot’s intended 
purpose.  

 

• Springwoods: Staff recommends rezoning the undeveloped portions 
of the Springwoods PZD to a combination of UT, CS, and RI-U. Due to 
the overall scale of the PZD acreage, staff is not recommending a full 
rezoning of the Springwoods PZD at this time, choosing instead to 
focus on those properties that are either undeveloped or currently 
under development. Undeveloped lots are spread throughout the PZD 
in three primary sections further described below. Lot 1 of the 
Springwoods CPZD was replatted as the Meadow Field Commercial 
Subdivision in 2006. Lots 1-2, 5-9 & 12 of Meadow Field remain 
undeveloped and zoning entitlement for these parcels has since 
expired. Lot 6A of the original Springwoods CPZD and a portion of 
PID 765-26552-000 (The Pines at Springwoods Horizontal Property 
Regime) also remain undeveloped.  
 
Given the proximity of these parcels to the Wilson Springs Creek 
Preserve, staff finds that the original zoning of I-1 would be 
incompatible. However, staff notes the remaining parcels within the 
Meadow Field Commercial Subdivision and Lot 6A abut an I-49 
entrance and exit and have the capacity to serve residents throughout 
the city with large commercial uses. As such, staff evaluated a mix of 
CS and UT to restore commercial and development rights. Both CS 
and UT allow a wide mix of residential and commercial uses, creating 
the opportunity for mixed-use developments rather than solely 
commercial uses.  
 
Staff initially recommended CS on parcels 765-23604-000, 765-25746-
000 and 765-25745-000 as these parcels are abutting residential uses 
and could provide a transition to the higher intensity uses permitted 
by the UT district. Since the initial recommendation of CS, staff has 
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consulted extensively with the property owner of PID 765-25746-000 
and 765-25745-000, who requested the city propose UT, a zoning 
district that would permit Use Unit 17: Transportation Trades and 
Services by right rather than CS. Staff analyzed the request and finds 
that since that the original PZD included this use unit by right and 
surrounding parcels have been extensively developed with auto-
oriented developments, the inclusion of a district which permits Use 
Unit 17 by right is likely to be compatible in these locations. Staff finds 
UT, Urban Thoroughfare would be consistent for the requested 
parcels. 
 
The Pines at Springwoods has been almost entirely developed with 
four-family dwellings in a form-based style. A single buildable portion 
of the parcel remains and staff finds that RI-U would best facilitate 
development in a similar style given limited development area and the 
consistent development of four-family dwellings.    

 

• Westbrook Village Phase 2: Staff recommends rezoning the 
Westbrook Village Phase 2 PZD to RI-U. The property was originally 
platted as part of the Salem Village Planned Unit Development (PUD) 
in 1997, most of which has since been rezoned to RSF-4. The original 
PUD designated these parcels as mixed-use village centers. A revised 
PZD was approved in 2006 that revised the permitted uses to either 
strictly single-family residential or greenspace. All but one parcel 
designated for development have since been constructed with single-
family homes, and staff recommends rezoning to RI-U to bring these 
parcels to a standard zoning district. RI-U has a minimum lot width of 
18 feet for residential uses, which would allow the existing lots to 
conform with existing zoning requirements. Internal parcels here 
have approximately 20 feet of street frontage. Given existing 
development patterns and existing lot sizes, staff finds the uses 
permitted in RI-U are not likely to create development that is out of 
sync on the remaining undeveloped parcel.  

 

• Paddock Road Subdivision: Staff recommends rezoning the Paddock 
Road Subdivision PZD to NC. This parcel has been developed and has 
not expired; however, all other parcels within the original PZD have 
been rezoned in the years since its passage. Because of this and the 
complexity of the Paddock Road Subdivision PZD, staff recommends 
this parcel be rezoned to NC, Neighborhood Conservation. The 
parcels to the immediate west and south were successfully rezoned 
to NC, Neighborhood Conservation in 2014 and the rezoning of the 
remaining parcel would fully eliminate the remaining RPZD, creating 
consistent zoning entitlements and reducing administrative difficulty 
for staff and current/future property owners. The existing parcel 
meets bulk and area as well as minimum buildable street frontages 
required by the NC zoning. As the parcel is already constructed with 
a residence, staff finds a rezoning is unlikely to result in development 
that is inconsistent with the surrounding parcels.      
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 Land Use Plan Analysis: The proposed zonings are compatible with the 
Future Land Use Map, which vary from property to property (see Table 2). 
Staff finds that the recommended zoning districts are generally compatible 
with goals to encourage infill and discourage suburban sprawl, create 
compact, complete and connected development, provide opportunities for 
attainable housing, and grow a livable transportation networks. Additionally, 
rezoning the remaining parcels will eliminate many planned zoning districts, 
simplifying the zoning regulations and bringing these areas into 
conformance with current zoning standards. 

 

• Park West: Staff finds that rezoning the remaining Park West PZD to 
a combination of UT and CS will restore development rights and could 
allow for a mixed-use development in close proximity to a Tier 2 
Center, and that the proposed zoning districts generally align with 
previously permitted uses. City Neighborhood Areas, encourage 
“complete, compact and connected neighborhoods and are intended 
to serve the residents of Fayetteville, rather than a regional 
population.” The expired PZD included a mixed-use district, 
commercial, condominiums, and a preserve/botanical/detention area. 
Staff finds that the reduced uses permitted by the CS district would 
be compatible adjacent to existing and proposed residential 
developments to the west with UT abutting the highway. Staff further 
finds that the additional pedestrian-oriented requirements of the 
form-based CS / UT zoning districts generally align the city 2040 
Growth Plan, which calls for all centers to be “mixed-use nodes that 
are pedestrian friendly areas served by current or future transit.” The 
parcel is approximately 800 feet north of a Tier 2 Center located 
adjacent to the N. Hwy 112 and W. Truckers Dr. intersection.  
 

• Cliffside: Staff finds that the split zoning of RI-U and R-A will bring the 
overall neighborhood into standard zoning districts that will simplify 
future city reviews, allow for infill, protect existing open space, and 
permit the city-owned parcel to be utilized for Use Unit 3: Public 
Protection and Utility Facilities. These units have a moderate infill 
score of 6-7, though staff notes that only eight parcels within the 
neighborhood remain undeveloped. The affected parcels are between 
½ and ¾ of a mile from three Tier Centers: a Tier 2 Center located at 
the S. Crossover Rd. and E. Huntsville Rd. intersection, a Tier 3 Center 
located at the S. Crossover Rd. and E. Peppervine Dr. intersection, 
and a Tier 3 Center located at the E. Huntsville Rd. and S. Happy 
Hollow Rd. intersection.  

 

• Springwoods: Staff finds that rezoning the undeveloped lots in the 
Springwoods PZD to a combination of UT, CS, and RI-U will restore 
development rights and could allow for a mixed-use development in 
close proximity to a Tier 2 Center, and that the proposed zoning 
districts generally align with previously permitted uses. Lot 6A is 
designated as Urban Center on the Future Land Use Map, which 
includes “the most intense and dense development patterns within 
the city and allow for the tallest and greatest variety of buildings.” 
Undeveloped parcels within the Meadow Field Commercial 
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Subdivision (lots 1-2, 5-9 & 12) and PID 765-26552-000 (The Pines at 
Springwoods Horizontal Property Regime) are designated as City 
Neighborhood Areas, which encourage “complete, compact and 
connected neighborhoods and are intended to serve the residents of 
Fayetteville, rather than a regional population.” The affected parcels 
are between approximately ¼ to ¾ of a mile from a Tier 2 Center 
located adjacent to the N. Hwy 112 and W. Truckers Dr. intersection. 
Staff finds that the additional pedestrian-oriented requirements of the 
form-based CS / UT zoning districts generally align with the City 2040 
Growth Plan, which calls for all centers to be “mixed-use nodes that 
are pedestrian friendly areas served by current or future transit,” a 
development style that would be facilitated by the proposed zoning 
districts.  

 
Staff initially recommended CS on parcels 765-23604-000, 765-25746-
000 and 765-25745-000 as these parcels are abutting residential uses 
and could provide a transition to the higher intensity uses permitted 
by the UT district, which could be located on the remaining lots near 
or abutting I-49. Since the initial recommendation of CS, staff has 
consulted extensively with the property owner of PID 765-25746-000 
and 765-25745-000, who requested the city propose UT, a zoning 
district that would permit Use Unit 17: Transportation Trades and 
Services by right rather than CS. Staff analyzed the request and finds 
that given that the original PZD included this use unit by right and that 
surrounding parcels have been extensively developed with 
automobile-oriented uses, auto-oriented uses are likely to be 
compatible in these locations. Additionally, given the presence of the 
Wilson Springs Preserve and limited access off N. Shiloh Dr., an 
existing one-way access road, staff finds that the only residential 
areas with easy access to future developments commercial 
developments are likely the neighborhood abutting W. Moore Ln. As 
such, staff finds most of the commercial developments will likely 
serve the city as a whole and that UT would be compatible in this case. 
 
The Pines at Springwoods has been almost entirely developed with 
four-family dwellings in a form-based style. A single buildable portion 
of the parcel remains, and staff finds that RI-U would best facilitate 
development in a similar style given the limited development area and 
consistent development of four-family dwellings.  
 

• Westbrook Village Phase 2: Staff finds that the RI-U zoning district 
substantially aligns with previously permitted bulk and area 
requirements as well as land uses of the previously approved PZD. 
Many parcels are less than 30 feet in width, and RI-U would allow 
these narrower parcels to remain conforming while restoring 
development rights on the undeveloped parcel. The affected parcels 
are approximately ½ of a mile south from a Tier 3 Center located north 
of the N. Rupple Rd. and W. Country Meadows St. intersection, and 
approximately ¾ of a mile north of a Tier 2 Center located at the N. 
Rupple Rd. and W. Mount Comfort Rd. intersection.      
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• Paddock Rd. Subdivision: Staff finds that rezoning this sole 
remaining parcel of the Paddock Road Subdivision to NC will 
eliminate complex requirements that may run counter to existing tree 
preservation and landscape requirements. While this PZD has not 
expired, it was approved during the adoption of the original HHOD 
and included several self-imposed tree preservation requirements. 
Today, site development standards are sufficiently addressed within 
current tree preservation codes and grading ordinances. The NC 
zoning district will permit development of a median density similar to 
the expired PZD, allowing an effective use of the existing 
infrastructure if the site is ever redeveloped.  The affected parcel is 
between ½ and ¾ of a mile from three Tier Centers: a Tier 2 Center 
located at the S. Crossover Rd. and E. Huntsville Rd. intersection, a 
Tier 3 Center located at the S. Crossover Rd. and E. Peppervine Dr. 
intersection, and a Tier 3 Center located at the E. Huntsville Rd. and 
S. Happy Hollow Rd. intersection.  

 
2. A determination of whether the proposed zoning is justified and/or needed at the time the 

rezoning is proposed. 
 
Finding: In staff’s opinion, the recommended zoning districts are justified at this time 

as the properties are currently within either an expired PZD with no 
development rights or a PZD with outdated and complex requirements. This 
is a necessary measure to ensure and protect the rights of the existing 
property owners. Further, staff’s recommendations are in line with the 
current surrounding land uses and the Future Land Use Map. 

 
3. A determination as to whether the proposed zoning would create or appreciably increase 

traffic danger and congestion. 
 
Finding: Rezoning the properties will not likely increase traffic danger or congestion.  

The proposed rezoning districts are substantially compatible with existing 
development patterns and/or previously approved entitlements. Staff finds 
that the grounds for these entitlements, including no appreciable increase in 
traffic congestion or danger, still stand.    

 
4. A determination as to whether the proposed zoning would alter the population density and 

thereby undesirably increase the load on public services including schools, water, and 
sewer facilities.   

 
Finding:  Rezoning the properties will not substantially increase the potential 

population density or load on public services. The proposed rezoning 
districts are substantially compatible with the existing development patterns 
and uses permitted under the expired PZDs, and existing utility and street 
infrastructure is present for all properties in this report. Police, Fire, and 
Fayetteville School District have expressed no objections to the proposal.  

 
5. If there are reasons why the proposed zoning should not be approved in view of 

considerations under b (1) through (4) above, a determination as to whether the proposed 
zoning is justified and/or necessitated by peculiar circumstances such as: 
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a. It would be impractical to use the land for any of the uses permitted 
under its existing zoning classifications; 

 
b. There are extenuating circumstances which justify the rezoning even 

though there are reasons under b (1) through (4) above why the 
proposed zoning is not desirable. 

 
Finding: N/A 
 
BUDGET/STAFF IMPACT: 
None 
 
Attachments: 

▪ City Attorney Memo- Expired PZDs 
▪ PZD Ordinances  

o ORD 4434 Excerpts (2002) 
o ORD 5675 Excerpts (2014) 

▪ Request Letter 
▪ Public Comment  

o Public Comment Summary Table  
o Written Public Comments  

▪ Maps 
o Citywide Overall Map 
o Comparison Maps  
o Close-up Maps 
o Current Land Use Maps 
o Future Land Use Map    
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ORD 4434 Excerpts 
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ORD 5675 Excerpts 
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CITY-INITIATED REZONING (PZDS) 

 
February 21, 2024 
 
Re:  City-Initiated Rezoning of Planned Zoning Districts  
 
Dear Planning Commission and City Council,  
 
City staff recently completed a review of existing Planned Zoning Districts throughout the city and identified 
properties that would benefit from a rezoning due to outdated/expired zoning entitlement, including 
properties in Cliffside Subdivision, Paddock Road Subdivision, Westbrook Village II, Springwoods, and Park 
West. City staff will be initiating a rezoning to confirm land use rights, clean up City records, and bring these 
properties into consistency with City Plan 2040, Fayetteville’s comprehensive land use plan.  
 
For background, these parcels are zoned under a “Planned Zoning District (PZD).” This designation 
established custom zoning and development standards for these properties to allow for more specific 
permitted uses, setbacks, lot sizes, and other requirements with the approval of the Planning Commission 
and City Council. However, prior to changes to this ordinance in 2014, this zoning approval was tied to a 
development plan and was set to expire if all needed permits were not received in a timely manner. Due to 
the outdated nature of the existing zoning entitlement, this could create difficulties for any future 
construction, major renovations, efforts to revise property lines, subdivide parcels, or request other permits 
that require review of City’s zoning code. In order to avoid those issues, staff is recommending that the 
property be rezoned to one of the City’s standard zoning districts.  
 
Staff has analyzed each PZD to determine what types of land uses, lot sizes, setbacks, and building heights 
were originally permitted in each district, and compared that with current land uses on the property or in the 
immediate vicinity. Staff used this information as well as comparisons with the City’s Future Land Use map 
to identify recommendations for which of the city’s existing zoning districts would be the best fit for each 
parcel. Those recommendations will be first heard by the Planning Commission on March 25, 2024, and 
will ultimately go to the City Council for final consideration.  
 
If you have any questions, or would like more information about staff’s recommendations, please feel free 
to contact me directly at (479) 575-8239. You may also reach out to the main City of Fayetteville Planning 
office at (479) 575-8267.  
 
Sincerely, 
 

 
 
Jessie Masters, AICP 
Development Review Manager 
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EXHIBIT  
PUBLIC COMMENTS  

PZD Name Public Comment  

Cliffside (AKA Timber 
Trails) 

One phone inquiry requesting additional information on the proposed zoning districts. 
 
One email inquiry requesting additional information.   

    

Paddock Road 
Subdivision  

No Comments Received   

  
 

Westbrook Village 
Ph. 2 

One inquiry regarding extent of proposal and expressing general support for proposed 
rezoning.  
 
One inquiry regarding proposed zoning / future plans and expressing general concerns 
about flooding and drainage within the neighborhood, particularly to the south of the 
proposed rezoning area.  

   

Springwoods  PID 765-25746-000 & PID 765-25745-000 (Lots 1 & 2): Extensive email and phone 
conversations with staff regarding expiration of PZD, rezoning process, and staff 
request. The owner is opposed if rezoning is forwarded with a recommendation of CS. 
Owner preference in favor of request with change to UT.  
 
PID 765-23604-000 (Lot 6A): Email / phone conversation with ownership team. Owner in 
support of staff-proposed rezoning  
 
PID 765-25752-000& 765-25756-000 (Lots 8 & 12): Slight concern about CS and UT, 
but owner may be looking at doing some form of warehouse use.  
 
PID 765-26552-000 (Pines at Springwood): Phone Inquiry from the POA board president 
clarifying the scope of the request. Caller expressed general support for the rezoning, 
acknowledging that RI-U aligns with what has been constructed in the neighborhood 
already.    

   

Park West  Phone Inquiry from property owners: Minimal concern about split zoning of UT and CS 
as potential development could work in both districts, general support of request. 
Owners are also working through other development issues such as easement and 
ROW acquisitions.  

  
 

 
 

LEGEND  
(See comments for details) 
 
TEXT = Neither support nor opposition to request expressed 
 
TEXT = Comment in support  
 
TEXT = Comment in opposition  
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Wonsower, Donna

From: Masters, Jessica

Sent: Monday, March 18, 2024 1:22 PM

To: Don Nelms

Cc: David Nelms; Scott Price; Wonsower, Donna

Subject: RE: Proposed rezoning

Mr. Nelms,  

 

Thank you for the follow up, and for taking the time to review the UT zoning district. We certainly appreciate the 

feedback, and we will get this accounted for in our forthcoming report.  

 

Jessie  

 

Jessie Masters, AICP 

Development Review Manager 

City of Fayetteville, Arkansas 

(479) 575-8239 

www.fayetteville-ar.gov 

Website | Facebook | Twitter | Instagram | YouTube 

 
 

From: Don Nelms <dnelms46@gmail.com>  

Sent: Monday, March 18, 2024 11:52 AM 

To: Masters, Jessica <jmasters@fayetteville-ar.gov> 

Cc: David Nelms <daviddnelms@gmail.com>; Scott Price <gscottar@gmail.com> 

Subject: Proposed rezoning 

 

CAUTION: This email originated from outside of the City of Fayetteville. Do not click links or open attachments unless you recognize 

the sender and know the content is safe. 

 

Dear Jessie,   

 

I really appreciate you taking the time to visit with me about zone district PZD and the rezoning of 

Springwood.  I am satisfied that changing this to UT will accommodate all of our needs.  Thank you very 

much for agreeing to do this for us.  That will eliminate my concerns and make our lives much easier.     

 

 

--  
Don Nelms 
Jasper 870-446-6477 
Gallery 870-446-5477 
Fayetteville 479-521-3963 
Cell 479-841-2886 
dnelms46@gmail.com 
www.nelmsgallery.com 
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1

Wonsower, Donna

From: Masters, Jessica

Sent: Thursday, February 29, 2024 8:09 AM

To: Tim Brisiel; Wonsower, Donna

Subject: RE: Timber Trails

Tim,  

 

Thank you for the inquiry, and for clarifying the location. Staff is going to be recommending RI-U for those lots, and 

R-A for the lots that are greenspace.  

 

Let me know if you have any comments that you would like for the Commission to consider! 

 

Jessie  

 

Jessie Masters, AICP 

Development Review Manager 

City of Fayetteville, Arkansas 

(479) 575-8239 

www.fayetteville-ar.gov 

Website | Facebook | Twitter | Instagram | YouTube 

 
 

From: Tim Brisiel <Tim@Legacyventuresnwa.com>  

Sent: Wednesday, February 28, 2024 5:17 PM 

To: Wonsower, Donna <dwonsower@fayetteville-ar.gov>; Masters, Jessica <jmasters@fayetteville-ar.gov>; Tim Brisiel 

<Tim@Legacyventuresnwa.com> 

Subject: Timber Trails 

 

CAUTION: This email originated from outside of the City of Fayetteville. Do not click links or open attachments unless you recognize 

the sender and know the content is safe. 

 

The lots I own are all of them clouded in red. It is a total of eight lots.  please disregard any verbiage as 

this is an old sheet but at least you could see the lots in question. 

 

Thank you! 

 

Tim Brisiel 

Legacy Ventures | Legacy Asset Management 
PO Box 8216 
Fayetteville, AR 72703 
479-790-3315 
 
Currently mobile so please forgive spelling and grammar!   

Planning Commission
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1

Wonsower, Donna

From: Masters, Jessica

Sent: Thursday, February 29, 2024 3:43 PM

To: Wonsower, Donna

Subject: Expired PZD - Inquiries

Follow Up Flag: Follow up

Flag Status: Flagged

Donna,  

 

I have so far received two phone calls about the sta�-initiated rezoning.  

 

Foxglove: Slightly concerned about CS and UT, but it sounds like they may be wanting to do some form of 

warehousing use anyway. They may be following up with an email regarding this.  

HWY 112 (east of Truckers Drive): Not terribly concerned about the split of UT and CS, since they are trying to do 

residential and the use schedule in both of those zoning districts would allow for it. They are also working out other 

issues such as easement acquisitions and ROW acquisitions.  

 

Thanks! 

 

Jessie  

 

Jessie Masters, AICP 

Development Review Manager 

City of Fayetteville, Arkansas 

(479) 575-8239 

www.fayetteville-ar.gov 

Website | Facebook | Twitter | Instagram | YouTube 
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Permitted Use 

Unit Number Description 

Park West

PA-3 

Park West

PA-8 

Park West

PA-11 & 12

Park West

PA-14 CS UT

1 City-wide uses by right x x x x x x

3 Public Protection and Utility Facilities x

4 Cultural and recreational facilities x x x x x

5 Government Facilities x x x

8 Single-Family Dwellings x x x x

9 Two (2) Family Dwellings x x x x

10 Three (3) and Four (4) Family Dwellings x x x x

12a Limited Business x x x

12b General Business x x x

13 Eating Places x x x x x

14 Hotel, Motel and Amusement Facilities x x x

15 Neighborhood Shopping Goods x x x x

16 Shopping Goods x x x x

17 Transportation Trades and Services x x x

18

Gasoline Service Stations and Drive-in/ Drive 

Through Restaurants x x

19 Commercial Recreation, Small Sites x x x

24 Home Occupations x x x

25 Offices, Studios, and Related Services x x x x x

26 Multi-Family Dwellings x x x x

34 Liquor Store x x x

40 Sidewalk Cafes x x

41 Accessory Dwellings x x

44 Cluster Housing Development x x

45 Small-Scale Production x x

46 Short-Term Rentals x x

PZD AND ZONING COMPARISON 
PARK WEST

Planning Commission
April 8, 2024

RZN-2024-0011 (VARIOUS EXPIRED PZD'S)
Page 40 of 52



I-2

UT

C-2

RSF-2

P-1

R-A

RSF-4
CS

CPZD

RSF-1

I-1

NC

CLEVELAND
ST

ZION
RD

ZION
RD

O
L

D
W

IR
E

R
D

G
R

E
G

G
A

VE

S
T

E
E

L
E

B
LV

D

JOYCE
BLVD

CEN TER
ST

ZION
RD

HOWARD
NICKELL RD

R
U

P
P

L
E

R
D

DEANE ST

C
R

O
S

S
O

V
E

R
R

D

C
O

L
L

E
G

E

A
V

E

C
R

O
S

S
O

V
E

R
R

D

C
O

LL
E

G
E

A
V

EDRAKE
ST

ROLLINGHILLS DRDRAKE
ST

15TH
STH

O
L

LY
W

O
O

D
A

V
E

NORTH ST

WISES
T

L
E

V
E

R
E

T
T

A
V

E

R
U

P
P

L
E

R
D

SAIN

ST

CATO
SPRINGS RD

M
O

R
N

IN
G

S
ID

E
D

R

DICKSON
ST

S
C

H
O

O
L

A
V

E

ROCK ST

R
U

P
P

L
E

R
D HUNTSVILLE RD

WEDINGTON
DR

MAIN DR

O
A

K
L

A
N

D
Z

IO
N

R
D

W
IL

K
E

R
S

O
N

S
T

FO
XHUNT

E
R

RD
M

A
L

L
A

V
E

MISSION
BLVD

D
E

A
N

E
S

O
L

O
M

O
N

R
D

C
IT

Y
LA

K
E

R
D

V
A

N
TA

G
E

D
R

PERSIMMON ST

R
U

P
P

L
E

R
D

112

S
T

A
D

IU
M

D
R W

YMAN RD

P
O

R
T

E
R

R
D

F
U

TR
A

LL

D
R

O
LD

M
IS

SO
U

R
I

R
D

15TH
ST

R
A

Z
O

R
B

A
C

K
R

D

MARTIN LUTHER

KING JR BLVD

MOUNT COMFORT RD

S
A

N
G

A
V

E
AR

M
S

T
R

O
N

G
A

V
E

O
A

K
L

A
N

D
Z

IO
N

R
D

LAFAYETTE
ST

49

SKILLER N RD

S
H

IL
O

H

D
R

R
U

P
P

L
E

R
D

49

F
U

L

BRIGHT

E

XPY

D
E

A
D

H
O

R
S

E

M
O

U
N

TA
IN

R
D

19TH
ST

SH
IL

O
H

D
R

VAN ASCHE DR

TOWNSHIP ST

S
A

L
E

M
 R

D

G
A

R
L

A
N

D
 A

V
E

FULBRI

GHT EXPY

Fayetteville City Limits

Zoning

RESIDENTIAL SINGLE-FAMILY
NS-G

RI-U

RI-12

NS-L

Residential-Agricultural

RSF-.5

RSF-1

RSF-2

RSF-4

RSF-7

RSF-8

RSF-18

RESIDENTIAL MULTI-FAMILY
RMF-6

RMF-12

RMF-18

RMF-24

RMF-40

INDUSTRIAL
I-1  Heavy Commercial and Light Industrial

I-2  General Industrial

EXTRACTION
E-1

COMMERCIAL
Residential-Office

C-1

C-2

C-3

FORM BASED DISTRICTS
Downtown Core

Urban Thoroughfare

Main Street Center

Downtown General

Community Services

Neighborhood Services

Neighborhood Conservation

PLANNED ZONING DISTRICTS
Commercial, Industrial, Residential

INSTITUTIONAL
P-1

Overall View

RZN-2024-0011 RZN 2024-0011 N
0 1.5 30.75 Miles

Planning Area

Fayetteville City Limits

Subject Property

Subject Property

Subject Property

Subject Property

Planning Commission
April 8, 2024

RZN-2024-0011 (VARIOUS EXPIRED PZD'S)
Page 41 of 52



RSF-4

I-1
C-2

R-A RPZD

RMF-12

C-3

UT

CPZD

CS

NS-G

RMF-18
S

H
IL

O
H

DR

G
ARLAND

AVE

49
49

D
E

A
N

E
S

O
L

O
M

O
N

R
D

11
2

VAN ASCHE DR
VAN

ASCHE DR

FULBRIGHT
EXPY

49

FULBRIGHT EXPY

49

Regional Link

Neighborhood Link

Freeway/Expressway

Unclassified

Residential Link

Fayetteville City Limits

Zoning

RESIDENTIAL SINGLE-FAMILY
NS-G

RI-U

RI-12

NS-L

Residential-Agricultural

RSF-.5

RSF-1

RSF-2

RSF-4

RSF-7

RSF-8

RSF-18

RESIDENTIAL MULTI-FAMILY
RMF-6

RMF-12

RMF-18

RMF-24

RMF-40

INDUSTRIAL
I-1  Heavy Commercial and Light Industrial

I-2  General Industrial

EXTRACTION
E-1

COMMERCIAL
Residential-Office

C-1

C-2

C-3

FORM BASED DISTRICTS
Downtown Core

Urban Thoroughfare

Main Street Center

Downtown General

Community Services

Neighborhood Services

Neighborhood Conservation

PLANNED ZONING DISTRICTS
Commercial, Industrial, Residential

INSTITUTIONAL
P-1

One Mile Map

RZN-2024-0011 RZN 2024-0011 N
0 0.25 0.50.13 Miles

Planning Area

Fayetteville City Limits

Subject Property

Subject Property

Planning Commission
April 8, 2024

RZN-2024-0011 (VARIOUS EXPIRED PZD'S)
Page 42 of 52



NS-G

I-1

C-2
RSF-4

R-A

RMF-24

C-1

CPZD

UT

S
H

IL
O

H

DR

G
A

R
LA

N
D

AVE

49

112D
E

A
N

E
S

O
L

O
M

O
N

R
D

49

Regional Link

Neighborhood Link

Institutional Master Plan

Freeway/Expressway

Unclassified

Alley

Residential Link

Fayetteville City Limits

Zoning

RESIDENTIAL SINGLE-FAMILY
NS-G

RI-U

RI-12

NS-L

Residential-Agricultural

RSF-.5

RSF-1

RSF-2

RSF-4

RSF-7

RSF-8

RSF-18

RESIDENTIAL MULTI-FAMILY
RMF-6

RMF-12

RMF-18

RMF-24

RMF-40

INDUSTRIAL
I-1  Heavy Commercial and Light Industrial

I-2  General Industrial

EXTRACTION
E-1

COMMERCIAL
Residential-Office

C-1

C-2

C-3

FORM BASED DISTRICTS
Downtown Core

Urban Thoroughfare

Main Street Center

Downtown General

Community Services

Neighborhood Services

Neighborhood Conservation

PLANNED ZONING DISTRICTS
Commercial, Industrial, Residential

INSTITUTIONAL
P-1

One Mile Map

RZN-2024-0011 RZN 2024-0011 N
0 0.25 0.50.13 Miles

Planning Area

Fayetteville City Limits

Subject Property

Subject Property

Subject Property

Planning Commission
April 8, 2024

RZN-2024-0011 (VARIOUS EXPIRED PZD'S)
Page 43 of 52



CS

C-2

RMF-24

R-O

C-1

P-1

RPZD

MSC

R-A
I-2

RSF-8

RSF-4

RI-U

NC

HUNTSVILLE RD

C
R

O
S

S
O

V
E

R
 R

D

WYMAN RD

Regional Link

Neighborhood Link

Regional Link - High Activity

Unclassified

Alley

Residential Link

Shared-Use Paved Trail

Trail (Proposed)

Fayetteville City Limits

Planning Area

Zoning

RESIDENTIAL SINGLE-FAMILY
NS-G

RI-U

RI-12

NS-L

Residential-Agricultural

RSF-.5

RSF-1

RSF-2

RSF-4

RSF-7

RSF-8

RSF-18

RESIDENTIAL MULTI-FAMILY
RMF-6

RMF-12

RMF-18

RMF-24

RMF-40

INDUSTRIAL
I-1  Heavy Commercial and Light Industrial

I-2  General Industrial

EXTRACTION
E-1

COMMERCIAL
Residential-Office

C-1

C-2

C-3

FORM BASED DISTRICTS
Downtown Core

Urban Thoroughfare

Main Street Center

Downtown General

Community Services

Neighborhood Services

Neighborhood Conservation

PLANNED ZONING DISTRICTS
Commercial, Industrial, Residential

INSTITUTIONAL
P-1

One Mile View

RZN-2024-0011 RZN 2024-0011 N
0 0.25 0.50.13 Miles

Planning Area

Fayetteville City Limits

Subject Property

Planning Commission
April 8, 2024

RZN-2024-0011 (VARIOUS EXPIRED PZD'S)
Page 44 of 52



RSF-1

R-A

P-1

RSF-4

RSF-8
NS-G

NC
R

U
P

P
L

E
 R

D
R

U
P

P
L

E
 R

D

S
A

L
E

M
 R

D

Fayetteville City Limits

Zoning

RESIDENTIAL SINGLE-FAMILY
NS-G

RI-U

RI-12

NS-L

Residential-Agricultural

RSF-.5

RSF-1

RSF-2

RSF-4

RSF-7

RSF-8

RSF-18

RESIDENTIAL MULTI-FAMILY
RMF-6

RMF-12

RMF-18

RMF-24

RMF-40

INDUSTRIAL
I-1  Heavy Commercial and Light Industrial

I-2  General Industrial

EXTRACTION
E-1

COMMERCIAL
Residential-Office

C-1

C-2

C-3

FORM BASED DISTRICTS
Downtown Core

Urban Thoroughfare

Main Street Center

Downtown General

Community Services

Neighborhood Services

Neighborhood Conservation

PLANNED ZONING DISTRICTS
Commercial, Industrial, Residential

INSTITUTIONAL
P-1

One Mile Map

RZN-2024-0011 RZN 2024-0011 N
0 0.15 0.30.07 Miles

Planning Area

Fayetteville City Limits

Subject Property

Planning Commission
April 8, 2024

RZN-2024-0011 (VARIOUS EXPIRED PZD'S)
Page 45 of 52



49

112

49State of Missouri, Maxar, Microsoft

Regional Link

Neighborhood Link

Freeway/Expressway

Unclassified

Residential Link

Planned Residential Link

Trail (Proposed)

Planning Area

Fayetteville City Limits

Design Overlay District

Current Land Use

RZN-2024-0011 RZN 2024-0011 N

0 340 680 1,020 1,360170

Feet

Subject Property

Commercial

Commercial/ Industrial

Undeveloped /
Multi-family Residential

City Park (Wilson Springs Preserve)

1:5,625

Undeveloped / Commercial

Planning Commission
April 8, 2024

RZN-2024-0011 (VARIOUS EXPIRED PZD'S)
Page 46 of 52



49

49

State of Missouri, Maxar, Microsoft

Neighborhood Link

Freeway/Expressway

Unclassified

Alley

Residential Link

Trail (Proposed)

Planning Area

Fayetteville City Limits

Design Overlay District

Current Land Use

RZN-2024-0011 RZN 2024-0011 N

0 340 680 1,020 1,360170

Feet

Subject Property

Automotive Dealerships
and Service Stations

Undeveloped /
Single-Family Residential

1:5,625

City Park (Wilson Springs Preserve)

Mixed-Density Residential

Subject Property

Subject Property

Planning Commission
April 8, 2024

RZN-2024-0011 (VARIOUS EXPIRED PZD'S)
Page 47 of 52



State of Missouri, Maxar, Microsoft

Unclassified

Alley

Residential Link

Trail (Proposed)

Planning Area

Fayetteville City Limits

Current Land Use

RZN-2024-0011 RZN 2024-0011 N

0 340 680 1,020 1,360170

Feet

Subject Property

Happy Hollow
Elementary School

Undeveloped /
Single-Family Residential

1:5,625

Multi-Family Residential

Undeveloped /
Single-Family Residential

Planning Commission
April 8, 2024

RZN-2024-0011 (VARIOUS EXPIRED PZD'S)
Page 48 of 52



S
A

L
E

M
 R

D

State of Missouri, Maxar, Microsoft

Neighborhood Link

Unclassified

Residential Link

Trail (Proposed)

Planning Area

Fayetteville City Limits

Current Land Use

RZN-2024-0011 RZN 2024-0011 N

0 225 450 675 900112.5

Feet

Subject Property

City Park

Single-Family Residential

Undeveloped

1:3,600

Clabber Creek Trail Corridor

Single-Family Residential

Planning Commission
April 8, 2024

RZN-2024-0011 (VARIOUS EXPIRED PZD'S)
Page 49 of 52



City
Neighborhood

Civic
Institutional

Natural

Non-Municipal
Government

Residential
Neighborhood

Rural
Residential

Urban Center

49
49

G
A

RLAND
AV

E

112

FULBRIGHT
EXPY

DRAKE ST

49

FULBRIGHT

EXPY

49

Planning Area

Fayetteville City Limits

City Neighborhood

Civic Institutional

Civic and Private Open Space

Industrial

Natural

Non-Municipal Government

Residential Neighborhood

Rural Residential

Urban Center

Future Land Use

RZN-2024-0011 RZN 2024-0011 N

0 720 1,440 2,160 2,880360

Feet

1:11,730

Planning Commission
April 8, 2024

RZN-2024-0011 (VARIOUS EXPIRED PZD'S)
Page 50 of 52



City
Neighborhood

Civic and
Private

Open Space

Civic
Institutional

Residential
Neighborhood

CLIFFS BLVD

R
A

Y
 A

V
E

H
A

P
P

Y
 H

O
L

L
O

W
 R

D

HUNTSVILLE RD

C
R

O
S

S
O

V
E

R
 R

D

WYMAN
RD

Planning Area

Fayetteville City Limits

City Neighborhood

Civic Institutional

Civic and Private Open Space

Industrial

Natural

Non-Municipal Government

Residential Neighborhood

Rural Residential

Urban Center

Future Land Use

RZN-2024-0011 RZN 2024-0011 N

0 460 920 1,380 1,840230

Feet

1:7,507

Planning Commission
April 8, 2024

RZN-2024-0011 (VARIOUS EXPIRED PZD'S)
Page 51 of 52



Civic and
Private

Open Space

Civic
Institutional

Natural

Residential
Neighborhood

WEIR RD

S
A

L
E

M
 R

D

MCLAREN DR

MORNING
MIST DR

CRYSTAL DR

R
U

P
P

L
E

R
D

R
U

P
P

L
E

R
D

Planning Area

Fayetteville City Limits

City Neighborhood

Civic Institutional

Civic and Private Open Space

Industrial

Natural

Non-Municipal Government

Residential Neighborhood

Rural Residential

Urban Center

Future Land Use

RZN-2024-0011 RZN 2024-0011 N

0 460 920 1,380 1,840230

Feet

1:7,507

Planning Commission
April 8, 2024

RZN-2024-0011 (VARIOUS EXPIRED PZD'S)
Page 52 of 52


