
   

 
Planning Commission 

Meeting Agenda 
June 2, 2026 

Bentonville City Hall 
Tech Review: 4:30 PM 

Public Hearing: 5:00 PM 
 

 

Registration Link: https://us02web.zoom.us/j/87277640672 
Notice: Fraudulent invoices are being sent to builders and developers who have active projects 
in the City of Bentonville.  The invoices appear to come from the City of Bentonville but ask for a 
wire transfer of funds. The City of Bentonville will never ask for a wire transfer of funds. 

 
I. Call to Order 

II. Approval of Minutes 

  1. May 19, 2026 Meeting Minutes  Approval of Meeting Minutes   
    

 

III. Consent Agenda 

  1. Opal Park Phase 1  Final Plat   
    North of SW Regional Airport Blvd, west of Knotty Pine Rd (FP25-0011) 
IV. New Business  
  1. Latter Day Saints Church Parking 

Waiver  
Waiver  

 
    North west corner of SW I and SW Edenberry Rd.  (WAV26-0008) 

Waiver: Section 50-502 (h)(8)(a)(2) Car parking maximum 
  Advertised Public Hearings 
  1. Costello  Rezoning*  
    3205 SW 2nd Street (RZ26-0028) 

Rezoning: T2.1, Rural to T3.1, Neighborhood Edge (Standard Review) 
within the Suburban Neighborhood Place Type 

  2. Barron Rd, LLC  Rezoning*  
    SW Barron Road (RZ26-0029) 

Rezoning: T2.1, Rural to T3.2, Neighborhood Transition (Standard Review) 
within the Urban Neighborhood Place Type 

  3. Barron Rd, LLC  Rezoning*  
    5927 SW Barron Road (RZ26-0024) 

Rezoning: T2.1, Rural to T4.2, Neighborhood Node (Standard Review)  
within the Urban Neighborhood Place Type 

V. Other New Business  
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VI. Old Business 
  1. 8th & C St Townhomes (New 

Elevations)  
Large Scale Development 

Amendment  
    404 SE 8th Street (LSD25-0039) 
  2. Edward L. and Imelda Frail 

Revocable Trust  
Rezoning* 

 
    South of Regional Airport / east of SW Lee Lane (Parcels #01-07968-005, 01-07968-

000, 01-07968-002, 01-07968-019, 01-07968-013)  (RZ26-0017) 
Rezoning: A-1, Agriculture (T2.1 in the new code) to T4.2, Neighborhood Node 
(Standard Review) within the Urban Corridor Place Type, A-1, Agriculture to 
T3.1, Neighborhood Edge (Standard Review), and A-1, Agriculture to T3.2, 
Neighborhood Transition (Enhanced Review) within the Suburban 
Neighborhood Place Type.  

VII. Other Business 
VIII. Adjournment 
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Planning Commission 

Meeting Minutes 
May 19, 2026 

Bentonville City Hall 
Tech Review: 4:30 PM 

Public Hearing: 5:00 PM 
 

Meeting Recording: https://bentonvillear.portal.civicclerk.com/event/2068/media  

 
Commissioners Present: Dana Davis (Chairman), Danny Bennett, Eric Hipp, Reginald 

Wright, Elaine Kerr, Ifeoma Ibekwe 

Commissioners Absent: Doug Bryant 

Staff Present: Tyler Overstreet, Tom Adler, Braedyn McBroom, Claire Wise, Bonnie 

Bridges, Dan Weese 

 
I. Call to Order 

• Chairman Davis calls the meeting to order at 5:00 pm. 

II. Approval of Minutes 
1. May 5, 2026 Meeting Minutes                  Approval of Meeting Minutes 

• Minutes are approved unanimously on a voice vote.  

• Commissioner Kerr requests, without objection, that Item 2 under New Business be 

moved to the Consent Agenda. No objections heard. 

 

III. Consent Agenda 

 
1.  Lot 25, Block 7 of Clark’s Second                      Property Line Adjustment 

Addition 
304 SW B Street (PLA26-0008)  
 

2.  Lots 23 & 24, Blk 2, Lincoln & Rice            Property Line Adjustment 
Addition 

102 NE F Street (PLA26-0011)  
 

3. Opal Park Phase 2                      Preliminary Plat 
SW Regional Airport Blvd, between Barron and Adams Rd (PP25-0001)  
 

• Mr. Adler provides an overview of the items on the Consent Agenda.  

• Consent Agenda is approved 6-0.  
 

IV. New Business    

1. Providence Village Phase 4                                                 Preliminary Plat 
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7434 Nomad Road (PP25-0009)  

• Mr. Adler provides an overview of the staff report.  

• Chairman Davis invites the public to speak on this item. 

• The property owner to the south voices concerns about the project, including 
concerns about the quality of developments to the north, such as the roads and 
sidewalks, the number of houses, the length of the cul-de-sac, and building in the 
floodplain. 

• Chairman Davis invites Mr. Weese to comment on these concerns. Mr. Weese 
discusses procedures for inspections and testing, grading permits, material 
removal, and floodplain development.  

• Taylor Lindley, the applicant, states that a Floodplain Development Permit has 
been acquired for the property points out that the Base Level Elevation is 
mapped for the area. Mr. Lindley explains that the older phases were completed 
by other developers and engineers. Additionally, Mr. Lindley addresses concerns 
about the cul-de-sac waiver. 

• Preliminary plat, including the cul-de-sac waiver, is approved 6-0. 
 

 

Advertised Public Hearings 
 
1. Edward L. and Imelda Frail Revocable                            Rezoning*   

Trust                               
South of Regional Airport / east of SW Lee Lane (Parcels #01-07968-005, 01-
07968-000, 01-07968-002, 01-07968-019, 01-07968-013) (RZ26-0017)  

Rezoning: A-1, Agriculture (T2.1 in the new code) to T4.2, Neighborhood Node 
(Standard Review) within the Urban Corridor Place Type, and A-1, Agriculture to 
T3.2, Neighborhood Transition (Enhanced Review) within the Suburban 
Neighborhood Place Type. Portions of the application are not consistent with the 
Bentonville Development Code (see Exhibit “A”) 

• Mr. Adler provides an overview of the staff report. 

• Chairman Davis opens the public hearing. 

• Will Kelstrom, representing the applicant, is present to answer any questions. 

Mr. Kelstrom explains the clerical error with the legal description. Additionally, 

Mr. Kelstrom explains the reasoning for specific zones requested and the nearby 

context of the subject property. 

• Vincent Thompson, a nearby property owner, expresses concerns with the 

rezone request, including infrastructure development, stormwater, and zoning 

density concerns. 

• Brent Dyer, another nearby property owner, voices concerns about water runoff, 

the construction access being off Brush Blvd, and inconsistencies with the 

comprehensive plans. 

• Chairman Davis closes the public hearing and opens discussion amongst 

commissioners. 

• Mr. Weese explains the detention basin requirement for development with large 

flows to address runoff concerns, as requested by Chairman Davis. 

• Chairman Davis provides clarification on revised rezoning request, suggesting 

that the rezone should be tabled to the next Planning Commission meeting. 
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• The applicant and the commissioners discuss possible other zoning layouts that 

fit the development plans of the applicant and the zoning alignment policy from 

the Bentonville Community Code 

• Motion by Hipp, second by Ibekwe to table this item until the June 2 meeting. 
Rezone is tabled 6-0. 

 
V. Other New Business 

VI. Old Business 

VII. Other Business 

VIII. Adjournment 
 

• Motion to adjourn by Wright, second by Ibekwe. Meeting is adjourned. 

Page 5 of 81



Opal Park Phase 1 

North of SW Regional Airport Blvd, west of Knotty Pine Rd 

 

PC Date: 6/2/2026 

 
 
Staff Report Details 
  
Project Number (FP25-0011) 

Applicant / Current Owner Crafton Tull / Buffington Barron LLC 

Site Area +/- [31.59] Acres 

Current Zoning PUD, Planned Unit Development 

Requested Zoning N/A 

Current Future Land Use Map 
Designation 

Urban Corridor, and Walkable Neighborhood 

Requested Future Land Use 
Map Designation  

N/A 

Development Type / Use Single Family Residential, Townhome Residential 

Related projects PUD22-0003, PP23-0003, LSD25-0049 
  

 

Property Description 
Final Plat of Opal Park, Phase 1, FP25-0011 
A final plat of Opal Park, Phase 1. All public streets and easements are dedicated as shown on the plat. 
The preliminary plat, approved on 12/2/25 consists of 104 lots: (4) POA amenity lots, (2) detention pond 
lots, (38) single family detached lots, and (60) townhome lots. 

   
Project Details 
 

 

Relationship to the Community Plan  
 

 

Public Comment 
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Public Comment 
Has Staff received Public Comment at the time of this report? : No 

 

Analysis / Waivers 
 

 

Conclusion  
 

 

Additional Details 
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Crafton Tull
www.craftontull.com

CERTIFICATE OF AUTHORIZATION:

479.636.4838 t

Rogers, Arkansas 72756
901 N. 47th St., Suite 400
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CRAFTON, TULL &
ASSOCIATES, INC.

No. 109

STATE PLAT CODE:

RECORD INFORMATION

DATE:

CONTACT:

© 2026 Crafton, Tull & Associates, Inc.
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Latter Day Saints Church Parking Waiver 

North west corner of SW I and SW Edenberry Rd. 

 

PC Date: 6/2/2026 

 
 
Staff Report Details 
  
Project Number WAV26-0008 

Applicant / Current Owner Blew & Associates / RMB Investments LLC 

Site Area 4.25 Acres 

Current Zoning T4.2, Neighborhood Node 

Requested Zoning  

Current Future Land Use Map 
Designation 

Urban Neighborhood 

Requested Future Land Use 
Map Designation  

 

Development Type / Use Institutional / Religious Facility 

Related projects  
  

 

Property Description 
The subject property, Parcel 01-16610-002 is located off of SW I Street, which is an Arterial road. The 
applicant is requesting a waiver from Section 50-502 (h)(8)(a)(2) of the Bentonville Community Code 
which dictates the maximum number of off-street car parking spaces. 

   
Project Details 
The applicant requests a waiver to increase the maximum number of parking spaces from 73 to 253 for 
the following reasons: 
 
 
1. Assembly Demand versus Footprint 
The applicant states that with the intended use of the property being a house of worship, the building's 
primary function is high-density assembly. The section of code the applicant is requesting a waiver from 
restricts the number of allowed parking spaces to 73 spaces based on the maximum occupancy, building 
footprint, and assigned transect. The applicant calculated that the limit to 73 spaces results in a ratio of 
approximately one parking stall for every 15.5 occupants. The applicant states that this restriction is 
statistically insufficient for a congregation of their client's size and would lead to significant overflow 
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Project Details 
parking of SW I Street, creating safety hazards and traffic congestion. 
 
2. Adherence to Occupancy Cap 
The applicant writes that their proposal of 253 parking stalls remains 31 spaces below the 25% occupancy 
threshold (284 spaces). The applicant believes that the occupancy-based metric is a far more accurate 
reflection of the site's actual peak-use needs during services and community events. 
 
3. Operational Peak Times 
The applicant states that church usage is characterized by concentrated peak arrivals and departures. 
Providing 253 spaces ensures that the congregation can be accommodated entirely onsite, fulfilling the 
city's goal of minimizing the impact of private development on public infrastructure. 
 
4. Enhanced Southern Buffer 
The applicant plans to provide additional landscaping along the southern property line that exceeds 
standard city requirements. The applicant states that the enhanced green screen will provide a robust 
visual buffer and sound attenuation, ensuring that the parking area is appropriately screened from the 
adjacent property and contributes ot the aesthetic character of the area. 

 

Relationship to the Community Plan  
 

 

Public Comment 
Has Staff received Public Comment at the time of this report? : No 

 

Analysis / Waivers 
The applicant requests a waiver from Section 50-502 (h) (8) (a) (2), citing the metric used to calculate the 
car parking maximum is statistically insufficient for the church's congregation size. The code requires that 
whichever calculation is less, either 4 spaces per 1,000 sq ft or 25% of occupancy, is the one that is to be 
utilized when calculating the car parking maximum. The applicant states that the 25% of occupancy 
calculation -- results in 284 spaces -- better suits the needs of the congregation, and they are requesting 
31 fewer stalls than what the occupancy calculation would allow. The applicant states this waiver would 
allow for the congregation's needs to be met during peak operational times and would reduce the 
likelihood of safety hazards and traffic congestion being produced.  
 

• Current or proposed zoning: The existing zoning is T4.2, Neighborhood Node, and there is no 
proposed change 

• Proposed land use: The proposed land use for this property is Urban Neighborhood 
• Location of property in an urban or suburban setting: The property is located within an 

urban area with surrounding place types being Urban Neighborhood, Regional Center, Recreation 
Parks and Public Space, and Traditional Neighborhood. 

• Pedestrian traffic generators such as parks and schools in the area: The Bentonville 
Community Center and Razorback Greenway are both within a quarter mile of the subject 
property.  
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Conclusion  
Churches typically request more parking than code.  If the commission wanted to explore more 
alternatives to meet the intent of the code (less paved areas), the commission could conditionally approve 
the additional parking to be constructed with low-impact development parking spaces such as grasscrete 
or other permeable pavements, where feasible: 
https://www.epa.gov/soakuptherain/soak-rain-permeable-pavement 

 

Additional Details 
There is limited sewer in the area. The applicant is investigating the use of temporary septic until sewer is 
available. 
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May 7, 2026 

City of Bentonville 

Planning Department 

305 SW A Street 

Bentonville, AR 72712 

 

SUBJECT:  Parking Waiver Request for Latter Day Saints Church 

To the Planning Department and Honorable Commission Members, 

Please accept this letter and the attached site plan as a formal request for a parking waiver regarding the maximum 

parking limitations set forth in the City of Bentonville Code. We are seeking approval to provide 253 parking spaces 

for the proposed Latter-day Saints Church located on SW I Street (Parcel 01-16610-002). 

Project Overview & Data 
The proposed house of worship consists of an 18,294.51 square foot building footprint with a calculated Maximum 

Occupancy of 1,136 persons. According to the City of Bentonville Code, the maximum allowable parking is calculated 

as follows: 

Metric Code Requirement Calculated Limits 

Building Footprint 4 spaces per 1,000 sf 73 Spaces 

Max Occupancy 25% of Occupancy 284 Spaces 

Allowable Parking  73 Spaces 

Proposed Parking  253 Spaces 

 

Justification for Waiver 
While the proposed 253 spaces exceed the footprint-based threshold of 73 spaces, this waiver is essential for the 

functional and safe operation of the facility for the following reasons: 

• Assembly Demand vs. Footprint: As a house of worship, the building’s primary function is high-density 

assembly. A limit of 73 spaces would result in a ratio of approximately one parking stall for every 15.5 

occupants. This is statistically insufficient for a congregation of this size and would lead to significant 

overflow parking on SW I Street, creating safety hazards and traffic congestion. 

• Adherence to Occupancy Cap: Our proposal of 253 spaces remains 31 spaces below the 25% occupancy 

threshold (284 spaces). We believe the occupancy-based metric is a far more accurate reflection of the 

site’s actual peak-use needs during services and community events. 
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• Operational Peak Times: Church usage is characterized by concentrated peak arrivals and departures. 

Providing 253 spaces ensures that the congregation can be accommodated entirely on-site, fulfilling the 

city’s goal of minimizing the impact of private development on public infrastructure. 

Mitigation Measures 
To mitigate the visual impact of the parking area and ensure the project remains a high-quality addition to the SW I 

Street corridor, we have included the following enhancement: 

• Enhanced Southern Buffer: We are providing additional landscaping along the southern property line that 

exceeds standard city requirements. This enhanced green screen will provide a robust visual buffer and 

sound attenuation, ensuring that the parking area is appropriately screened from the adjacent property 

and contributes to the aesthetic character of the area. 

We respectfully request that the Planning Department and Commission approve this waiver to allow 253 parking 

spaces. We believe this configuration is the most responsible way to serve the congregation while protecting the 

safety and flow of the surrounding public streets. 

Thank you for your time and consideration of this request. 

 

Sincerely, 

Jorge Du Quesne 

Blew & Associates, PA 
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Proposed Features:
    Feature                                  Description

Note:
* Only Symbols That Appear On This Sheet Are Shown In This Legend.
* See Survey For Existing Features Legend.
* See Cover Sheet For Abbreviation List.

Property Line
Onsite Property Line
Offsite Property Line
Right-Of-Way Line
Setback Line
Easement Line
Zoning Limits
Street / Drive Centerline

Thickened Edge Of Pavement
Edge Of Gravel
Firelane Striping

General Fence Line
     (see Plan For Type)
Chain Link Fence Line
Board Fence Line
Parking Counter

Retaining Wall

See Utility Plan For Line Sizes

Gate Valve
Fire Hydrant & Assembly
Water Meter - Single
Water Meter - Double

Sanitary Sewer Manhole

Utility Pole
Light Pole

Curb And Gutter
(See Site Plan For Size)

Asphalt Pavement (See Detail
Sheet For Pavement Sections)

Concrete Pavement (See Detail
Sheet For Pavement Sections)

Concrete Sidewalk
(See Site Plan For Dimensions)

Storm Catch Basin(s)

00SPACES

AREA

GRATED
CURB INLET

GRATED
INLET

JUNCTION
BOX

AREA
INLET

CURB
INLET

OUTFALL
STRUCTURE

MW

MW

S

FIRELANE

X

Site Information:
PROPERTY INFORMATION

Gross Site Area: 185,285.43 sf 4.25 acres

Proposed Dedicated R.O.W: 0.00 sf 0.00 acres

Net Site Area: 185,285.43 sf 4.25 acres

Zoning: T4.2 Neighborhood Node

ZONING REGULATIONS

Front Setback: 0 ft min, 16 ft max

Side Setback: 7 ft

Rear Setback: 15 ft

Max Building Footprint Area (25% Max): 46,321 sf

Max Impervious Area (90% Max): 166,757 sf

Min. Lot Width (no alley): 40 ft

Max Building Height: 50 ft

SITE INFORMATION

Total Paved Area: 87,180.64 sf 2.00 acres

Total Sidewalk Area: 4,609.99 sf 0.11 acres

Total Building Footprint Area: 18,294.51 sf 0.42 acres

Total Impervious Area: 110,085.14 sf 59.4%

Total Pervious Area: 75,200.29 sf 40.6%

PARKING REGULATIONS
Parking Front Setback: 25 ft min or behind building

Parking Side Setback: 2 ft. min

Parking Rear Setback: 6 ft. min

Max Occupancy:             1,136

Required Spaces Ratio: Lesser of 4 spaces / 1,000 sf of

Building Footprint Area or 25% of Max Occupancy

Min Required Spaces (Total): 73 spaces

Max Allowed Spaces (Total): 110 spaces

Provided Spaces (Total): 253 spaces

Provided Accessible Spaces: 7 spaces

Min. Required Bicycle Stalls: 4 stalls

r Dimensions are measured from the Face of Curb, the Edge of Pavement, the
Edge of Sidewalk the Face/Corner of the Building(s) or the Center/End of
Stripe.

r All radii shall be 4 foot at Face of Curb unless otherwise specified.
r Layout of Site Plan is based on and limited to survey information.
r All Curb & Gutter shall be 24" wide per detail sheet.
r All Pavement Marking shall be applied in accordance with the requirements

outlined in the most current edition of the "Manual on Uniform Traffic
Control Devices" (MUTCD).

r All Signs, Traffic Control Devices, etc. shall follow the guidelines of the
MUTCD.

r The Contractor shall refer to the Architectural drawings for Building Floor
plans and Dimensions, Wall Sections, Door Openings, Building Utility
Entrance Points, etc.  The Contractor shall immediately notify the Architect
and Engineer in the event that the Civil Site Plans Building Layout does not
match the Architectural drawings.

r All handicap spaces shall be striped / marked in accordance with the
handicap striping detail.

r All pavement indicated shall be standard duty bituminous pavement unless
otherwise noted on plan.  The pavement shall be constructed in accordance
with the pavement section detail.

r It is the Contractor's responsibility to calculate construction staking
coordinates according to the dimensions  shown on these plans.  The
Contractor shall verify the accuracy of the coordinates shown on the plans
and notify the Engineer of any irregularities before construction starts.

r All ramps shall have detectable truncated dome panels per A.D.A. and city
standards and the detail sheet

Site General Notes:

Crosswalk and Curb Ramp with Truncated Dome Detectable Warnings

per ADA and/or Municipal Specifications.

Street Light per Municipal Standards.

Taper Curb & Gutter to Match Existing

4" Painted White / Yellow Striping

Taper Curb from 6" to 0" in 2'-0"

4" Wide Painted Stripes, 2'-0" o.c. @ 45°

4" Wide Painted Stripes, 4'-0" o.c. @ 45°

4" Wide Single Lane Striping - Per M.U.T.C.D.
(See Plan for Length and Color)

4" Wide Double Lane Striping - Per M.U.T.C.D.
(See Plan for Length and Color)

Match Existing Sidewalk

Close Existing Drive per Local Codes

Accessible Ramp in Sidewalk

At-Grade Delivery Doors

Truck Well with Seals

Painted Yellow "Loading Zone" @ 100' o.c. 24" High Max.

36" Painted Yellow Crosswalk

Thickened Edge of Pavement

End of Curb

Curb / Sidewalk Ramp per City / Highway Department Standards
(Whichever is More Stringent)

Stairs with Guardrails / Handrails

Accessible Ramp with Guardrails / Handrails
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Site Plan Notes:

Sign Legend
 Symbol    Code                 Description                        Size              Post Type

R1-1 Stop Sign 24 x 24 U-Channel

- Handicap Sign 12 x 18 U-Channel
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Costello 

3205 SW 2nd Street 

 

PC Date: 6/2/2026 

 
 
Staff Report Details 
  
Project Number (RZ26-0028) 

Applicant / Current Owner Joseph Costello 

Site Area +/- [3.17] Acres 

Current Zoning T2.1 Rural 

Requested Zoning T3.1 Neighborhood Edge 

Current Future Land Use Map 
Designation 

Suburban Neighborhood 

Requested Future Land Use 
Map Designation  

 

Development Type / Use  

Related projects  
  

 

Property Description 
The subject property is located south of ARDOT Highway 72, or SW 2nd Street (classified as an arterial on 
the Master Street Plan). The property has direct access to SW 2nd Street. The current zoning of the 
property is T2.1, Rural, with a Future Land Use Map designation of Suburban Neighborhood. The adjacent 
property to the northwest is currently zoned T5.1, Town Center Low, with a Future Land Use Map 
designation of Center Neighborhood. The adjacent properties to the southwest, south, and east are zoned 
R-1, Suburban Single Family with a Future Land Use Map designation of Suburban Neighborhood. 

   
Project Details 
The applicant has requested a rezoning of the property from T2.1 Rural to T3.1 Neighborhood Edge, which 
is a standard review request.  

 

Relationship to the Community Plan  
The applicant is requesting a standard review rezone for the subject property. The Bentonville Community 
Plan states that Suburban Neighborhood place types should have single-family homes on relatively larger 
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Relationship to the Community Plan  
lots. Both T2.1 and T3.2 support single-family development, but T3.1 allows for smaller setbacks. 
Additionally, a rezone to T3.1 would bring this property into conformity with the zoning alignment policy 
given that T2.1 is not an appropriate zoning for the Suburban Neighborhood place type. 

 

Public Comment 
Has Staff received Public Comment at the time of this report? : Yes 

 

Analysis / Waivers 
The applicants are requesting that the property at 3205 SW 2nd Street be rezoned from T2.1 to T3.1. The 
subject property has a place type of Suburban Neighborhood, which makes this a standard review rezone 
request under the zoning alignment policy.  
 
Orderly Transition 
The subject property is located on the edge of the Suburban Neighborhood place type, with Center 
Neighborhood being directly to the north-west of the property. In the Suburban Neighborhood place type, 
the highest allowed zone under standard review is T3.1, while the lowest allowed zone under standard 
review in Center Neighborhood is T4.1. Therefore, a zone of T3.1 could provide an orderly transition 
between these place types.  
 
Within 1 Transect Degree of Zoning 
The subject property is surrounded by T4.1 (northwest) and R-1 (south and east). Though R-1 is 
considered a special purpose district, R-1 primarily allows single family development. Therefore, a rezone 
of this property to T3.1 would keep the zoning within one transect degree of adjacent properties. 

 

Conclusion  
Staff recommends approval. 

 

Additional Details 
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Joseph W. Costello 

Owner, 3205 SW 2nd Street 

Bentonville, AR 72712 

715.577.6618 

jkkjpropertiesllc@gmail.com 

Date: 4.30.2026 

City of Bentonville 

Planning & Development Department 

117 W Central Ave 

Bentonville, AR 72712 

Re: Rezoning Request – 3205 SW 2nd Street, Bentonville, AR 72712 

Dear Members of the Planning Commission, 

I am the owner of the residential property located at 3205 SW 2nd Street, Bentonville, Arkansas 72712. 

I am writing to formally request a rezoning of this property from its current RE (Residential Estate) 

zoning classification to T3.1 zoning. 

This request is being made to better align the zoning designation of the property with its immediate 

surroundings and to accommodate a modest improvement that is otherwise constrained by the existing 

zoning requirements. 

1. Reason for Requesting Rezoning 

The primary purpose of this rezoning request is to allow for reduced side setback requirements so that I 

may construct a residential accessory shop building along the side property line adjacent to the 

neighboring Circle K convenience store and gas station, a commercial use. 

Under the current RE zoning, required setbacks significantly limit the usable width of the building 

footprint. Rezoning to T3.1 would allow the structure to be placed closer to the side property line, which 

is necessary to: 

• Increase the functional size of the accessory structure without expanding overall site coverage 

• Avoid interference with the existing driveway and vehicle access 

• Preserve an existing mature tree on the property 

• Improve buffering by allowing the structure to better block noise, lighting, and visibility from 

the adjacent commercial gas station 

The proposed structure will remain accessory in nature, residential in use, and compatible with the 

character of the surrounding neighborhood. 

2. Impact on the Community and Infrastructure 

The requested rezoning is not expected to have any negative impact on the surrounding community or 

existing infrastructure. Specifically: 
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• Utilities: There is no anticipated increase in utility demand. In fact, the project will result in an 

improvement by burying an existing overhead power line in the area where the building is 

proposed, enhancing both safety and aesthetics. This utility coordination has already been 

initiated with Ross Wells, Service Coordinator for the City of Bentonville. 

• Roads and Traffic: The proposed improvement will not change access points or traffic patterns 

and will not increase vehicle trips. 

• Neighborhood Compatibility: The structure will provide improved screening between a 

residential property and a commercial use, benefiting both the subject property and the 

surrounding area. 

• Public Services: No additional burden on public services such as emergency response, 

sanitation, or drainage is anticipated. 

Overall, the rezoning supports thoughtful infill development, improves site layout, and enhances 

compatibility between residential and adjacent commercial uses without altering the residential nature 

of the property. 

Conclusion 

This rezoning request is modest in scope, site-specific, and intended solely to allow logical placement of 

an accessory structure while improving buffering from neighboring commercial activity. I respectfully 

request the Planning Commission’s consideration and approval of this rezoning from RE to T3.1. 

Thank you for your time and consideration. I am happy to provide any additional information or attend 

hearings as needed. 

Sincerely, 

Joseph W. Costello 

Property Owner 
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Barron Rd, LLC 

SW Barron Road 

 

PC Date: 6/2/2026 

 
 
Staff Report Details 
  
Project Number (RZ26-0029) 

Applicant / Current Owner Jason Ingalls 

Site Area +/- [13.72] Acres 

Current Zoning T2.1 Rural 

Requested Zoning T3.2 Neighborhood Transition 

Current Future Land Use Map 
Designation 

Urban Neighborhood 

Requested Future Land Use 
Map Designation  

 

Development Type / Use  

Related projects RZ26-0024 
  

 

Property Description 
The subject property is located northeast of the SW Barron Rd/SW Regional Airport Blvd intersection. The 
current zoning of the property is T2.1, Rural, with a Future Land Use Map designation of Urban 
Neighborhood. The adjacent property to the north is also zoned T2.1, with a Civic & Institutional place 
type. To the east, the property is zoned PUD, Planned Unit Development as part of the Opal Park projects 
(single-family and townhomes). The property to the south was recently rezoned, with a zone of T5.2 and 
an Urban Corridor place type. 

   
Project Details 
The applicant has requested a rezoning of the property from T2.1 Rural to T3.2 Neighborhood Transition, 
which is a standard review request in the Urban Neighborhood place type.  The applicants of this rezone 
request are also requesting the RZ26-0024 rezone from T2.1 to T4.2. 

 

Relationship to the Community Plan  
The applicant is requesting a standard review rezone for the subject property. The Bentonville Community 
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Relationship to the Community Plan  
Plan states that Urban Neighborhood place types should have high intensity neighborhoods, ranging from 
single-family homes to multifamily buildings with mixed uses. T3.2 allows for single-family, two-family, and 
cottage court residential development. Additionally, a rezone to T3.2 would bring this property into 
conformity with the zoning alignment policy given that T2.1 is not an appropriate zone for the Urban 
Neighborhood place type. 

 

Public Comment 
Has Staff received Public Comment at the time of this report? : No 

 

Analysis / Waivers 
The applicants are requesting that the property at SW Barron Rd be rezoned from T2.1 to T3.2. The 
subject property has a place type of Urban Neighborhood, which makes this a standard review (SR) rezone 
request under the zoning alignment policy.  The applicants of this rezone request are also requesting the 
RZ26-0024 rezone from T2.1 to T4.2. 
 
Orderly Transition 
The subject property is located on the edge of the Urban Neighborhood place type, with Civic and 
Institutional to the north, Walkable Neighborhood to the east, and Urban Corridor to the south. Civic and 
Institutional allows rezones to all zoning districts, but all requests are under enhanced review. Walkable 
Neighborhood allows T3 & T4.1 rezones under SR review, while Urban Corridor allows T4.2 and T5 under 
SR. By requesting the least intense SR zone allowed in Urban Neighborhood (T3.2) closer to the Walkable 
Neighborhood place type and the most intense SR zone in Urban Neighborhood (T4.2) closer to the Urban 
Corridor place type, the applicant's two requests could provide an orderly transition between the different 
place types in the area.  
 
Within 1 Transect Degree of Zoning 
The applicant is proposing a graduated zoning transition across the subject property, with T3.2 located 
closer to the lower intensity zoning to the north (T2.1), and T4.2 located closer to the higher-intensity 
zoning to the south (T5.2) and along the property's western street frontage on SW Barron Road. The T3.2 
serves as a transition between the existing T2.1 zoning to the north and the proposed T4.2 zoning to the 
south. However, a portion of the proposed T4.2 zoning in the northwest area of the site would directly 
abut the T2.1 zoning to the north, which exceeds the recommended one transect degree transition. 
Nevertheless, the overall zoning plan provides a graduated transition in intensity across the site and places 
the more intense zoning adjacent to the arterial corridor.  
 
If developed as a Large Scale Development, the portion of the site where T4.2 directly abuts T2.1 would 
require a screen type F, which includes a 10-foot minimum landscape buffer, 6ft high minimum hedges, 
and trees planted once every 50 linear feet. 

 

Conclusion  
Staff recommends approval.  The proposal, along with the adjacent application, creates a mix of zoning 
districts consistent with the comprehensive plan. 

 

Additional Details 
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Additional Details 
BWU comments: Request is consistent with standard review process based on FLUM and requested zoning. 
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An equal opportunity employer 
 

 
 
 

P. O. Box 5484 
Bella Vista, AR 72714 

Phone: (479) 364-0028 
Email: jason@ece-pllc.com 

May 7, 2026 

Tyler Overstreet 
Planner                                                               
Bentonville, Arkansas 
305 SW A Street 
Bentonville, AR 72712 

RE: BARRON ROAD, LLC REZONE 

NE CORNER BARRON ROAD & SW REGIONAL AIRPORT BLVD., 
BENTONVILLE, AR 

ECE PROJECT NO. 25-1030 

Dear Mr. Overstreet: 
 

Barron Road, LLC is proposing a rezone of Lot 2 of Danielle’s Place. The lots that front Barron Road and 

the commercial to the south is requested to be rezoned to T4.2.  The remainder of the property is 

requested to be rezoned to T3.2.  Attached to this letter are the rezone descriptions.   

 

Thank you for your consideration of this rezone and we look forward to discussing them further with you 

and to your approval. 

Best Regards, 

EXPEDIENT CIVIL ENGINEERING, PLLC 

Jason E. Ingalls, P.E. 
Owner/Senior Project Manager 
 
Cc: Barron Road, LLC 
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Barron Rd, LLC 

5927 SW Barron Road 

 

PC Date: 6/2/2026 

 
 
Staff Report Details 
  
Project Number (RZ26-0024) 

Applicant / Current Owner Jason Ingalls 

Site Area +/- [7.94] Acres 

Current Zoning T2.1 Rural 

Requested Zoning T4.2 Neighborhood Node 

Current Future Land Use Map 
Designation 

Urban Neighborhood 

Requested Future Land Use 
Map Designation  

 

Development Type / Use  

Related projects RZ26-0029 
  

 

Property Description 
The subject property is located at 5927 SW Barron Road. The current zoning of the property is T2.1, Rural, 
with a Future Land Use Map designation of Urban Neighborhood. The adjacent property to the north is 
also zoned T2.1, with a Civic & Institutional place type. To the east, the property is zoned PUD, Planned 
Unit Development as part of the Opal Park projects (single-family and townhomes). The property to the 
south was recently rezoned, with a zone of T5.2 and an Urban Corridor place type. 

   
Project Details 
The applicant has requested a rezoning of the property from T2.1 Rural to T4.2 Neighborhood Node, which 
is a standard review request in the Urban Neighborhood place type. The applicants of this rezone request 
are also requesting the RZ26-0029 rezone from T2.1 to T3.2. 

 

Relationship to the Community Plan  
The applicant is requesting a standard review rezone for the subject property. The Bentonville Community 
Plan states that Urban Neighborhood place types should have high intensity neighborhoods, ranging from 
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Relationship to the Community Plan  
single-family homes to multifamily buildings with mixed uses. T4.2 allows for single-family dwellings, 
townhomes, multifamily, and light commercial uses. Additionally, a rezone to T4.2 would bring this 
property into conformity with the zoning alignment policy given that T2.1 is not an appropriate zone for 
the Urban Neighborhood place type. 

 

Public Comment 
Has Staff received Public Comment at the time of this report? : No 

 

Analysis / Waivers 
The applicants are requesting that the property at SW Barron Rd be rezoned from T2.1 to T4.2. The 
subject property has a place type of Urban Neighborhood, which makes this a standard review (SR) rezone 
request under the zoning alignment policy.  The applicants of this rezone request are also requesting the 
RZ26-0029 rezone from T2.1 to T3.2. 
 
Orderly Transition 
The subject property is located on the edge of the Urban Neighborhood place type, with Civic and 
Institutional to the north, Walkable Neighborhood to the east, and Urban Corridor to the south. Civic and 
Institutional allows rezones to all zoning districts, but all requests are under enhanced review. Walkable 
Neighborhood allows T3 & T4.1 rezones under SR review, while Urban Corridor allows T4.2 and T5 under 
SR. By requesting the least intense SR zone allowed in Urban Neighborhood (T3.2) closer to the Walkable 
Neighborhood place type and the most intense SR zone in Urban Neighborhood (T4.2) closer to the Urban 
Corridor place type, the applicant's two requests could provide an orderly transition between the different 
place types in the area.  
 
Within 1 Transect Degree of Zoning 
The applicant is proposing a graduated zoning transition across the subject property, with T3.2 located 
closer to the lower intensity zoning to the north (T2.1), and T4.2 located closer to the higher-intensity 
zoning to the south (T5.2) and along the property's western street frontage on SW Barron Road. The T3.2 
serves as a transition between the existing T2.1 zoning to the north and the proposed T4.2 zoning to the 
south. However, a portion of the proposed T4.2 zoning in the northwest area of the site would directly 
abut the T2.1 zoning to the north, which exceeds the recommended one transect degree transition. 
Nevertheless, the overall zoning plan provides a graduated transition in intensity across the site and places 
the more intense zoning adjacent to the arterial corridor.  
 
If developed as a Large Scale Development, the portion of the site where T4.2 directly abuts T2.1 would 
require a screen type F, which includes a 10-foot minimum landscape buffer, 6ft high minimum hedges, 
and trees planted once every 50 linear feet. 

 

Conclusion  
Staff recommends approval.  The proposal, along with the adjacent application, creates a mix of zoning 
districts consistent with the comprehensive plan. 

 

Additional Details 
BWU Comments: Meets standard review criteria. Sewer capacity study could be required based on future 
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Additional Details 
proposed development. 
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An equal opportunity employer 
 

 
 
 

P. O. Box 5484 
Bella Vista, AR 72714 

Phone: (479) 364-0028 
Email: jason@ece-pllc.com 

May 7, 2026 

Tyler Overstreet 
Planner                                                               
Bentonville, Arkansas 
305 SW A Street 
Bentonville, AR 72712 

RE: BARRON ROAD, LLC REZONE 

NE CORNER BARRON ROAD & SW REGIONAL AIRPORT BLVD., 
BENTONVILLE, AR 

ECE PROJECT NO. 25-1030 

Dear Mr. Overstreet: 
 

Barron Road, LLC is proposing a rezone of Lot 2 of Danielle’s Place. The lots that front Barron Road and 

the commercial to the south is requested to be rezoned to T4.2.  The remainder of the property is 

requested to be rezoned to T3.2.  Attached to this letter are the rezone descriptions.   

 

Thank you for your consideration of this rezone and we look forward to discussing them further with you 

and to your approval. 

Best Regards, 

EXPEDIENT CIVIL ENGINEERING, PLLC 

Jason E. Ingalls, P.E. 
Owner/Senior Project Manager 
 
Cc: Barron Road, LLC 
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8th & C St Townhomes (New Elevations) 

404 SE 8th Street 

 

PC Date: 6/2/2026 

 
 
Staff Report Details 
  
Project Number LSD25-0039 

Applicant / Current Owner BUF Studio / CC Bentonville Holdings LLC 

Site Area 2.52 Acres 

Current Zoning T5.2, Town Center High 

Requested Zoning  

Current Future Land Use Map 
Designation 

Urban Corridor 

Requested Future Land Use 
Map Designation  

 

Development Type / Use Residential / Townhomes 

Related projects  
  

 

Property Description 
This project was originally approved by Planning Commission on November 4, 2025 (link here). The 
applicant is proposing lighter colors with the same materials with this amendment. 
 
All of the materials -- king brick, plank lap siding, and asphalt shingle roofing -- are staying 
the same; the only things changing are the colors of the materials. The new colors are lighter 
than originally approved. The applicant is also proposing paned windows and no longer proposing no-
grid windows. 

   
Project Details 
 

 

Relationship to the Community Plan  
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Public Comment 
Has Staff received Public Comment at the time of this report? : No 

 

Analysis / Waivers 
 

 

Conclusion  
 

 

Additional Details 
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1 | P a g e  
 www.bufstudio.co 
 

May 8, 2026 

 

RE:  8th/C Street Townhomes 

 Bentonville AR 

 

City Staff: 

 

To better understand the community, the developer opted to conduct focus groups in Bentonville to 

gather community feedback on the original design. Gaining valuable feedback about the community’s 

expectations and preferences, we have updated the exterior design to better reflect the information 

shared at the focus groups. These sessions focused on sharing dialogue regarding the exterior design. 

 

The new design includes changes on the front façade that create a more traditional aesthetic with 

additional cornice and trim details that add visual interest. The new façade’s rhythm better defines each 

individual townhouse unit and lighter colors have been applied to address the City’s previous concerns 

of the original design being too dark. At the roof terrace level, we have revised the roof slope direction 

to front-to-back as opposed to the original side-to-side, which has allowed for additional windows. The 

side elevations have also been updated to include more windows. 

 

Design elements that remain the same include overall building sizes, exterior material products, and 

interior unit floor plans. 

 

We believe that the exterior updates made will lead to a successful project that fits into the downtown 

core area and has thoughtfully considered the community members that will inhabit the homes. 

 

Sincerely, 

 

 

 

Tim Brandt, AIA 

Multifamily Market Leader 
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RYAN FAUST

4711

11/05/2025

CENTER CREEK CAPITAL

ODYSSEY ENGINEERING

BUF STUDIO

A200

SURROUNDING
EXAMPLES

TBJMA

11/05/2025

24159

2026

BUF STUDIO

SURROUNDING NEIGHBORHOOD CONTEXT

• USE OF A VARIETY OF MATERIALS INCLUDING BRICK, SIDING, AND METAL PANEL

• VARIED ROOF LINES

• EMPHASIS ON VERTICAL PLANES THAT VISUALLY BREAK UP FRONT FACADES

• LARGE WINDOWS WITH REGULAR REPITITION PATTERN

• USE OF MULTIPLE COLORS, VARIED MATERIALS, AND BALCONIES CREATE VISUAL INTEREST

404 MULBERRY COURT 229 SE 7TH STREET THADEN SCHOOL OF PERFORMING ARTS - 805 S MAIN STREET

ASPHALT SHINGLE ROOFING

PLANK LAP SIDING

BASIS-OF-DESIGN: JAMES HARDIE, 

SMOOTH, PAINTED

PT-1E: 

SHERWIN WILLIAMS,

"IRON ORE"

PT-2E: 

SHERWIN WILLIAMS,

"CITYSCAPE"

PT-3E: 

SHERWIN WILLIAMS,

"RESERVED WHITE"

PT-4E: 

SHERWIN WILLIAMS,

"MINDFUL GRAY"

KING BRICK

BASIS-OF-DESIGN: INTERSTATE BRICK, 

KING BRICK, COLUMBARD

PT-5E: 

SHERWIN WILLIAMS,

"ACIER"

PT-6E: 

SHERWIN WILLIAMS,

"TRICORN BLACK"

PT-7E: 

SHERWIN WILLIAMS,

"HIGH REFLECTIVE WHITE"

• USE OF EARTH-TONE AND NEUTRAL COLORS COMPLIMENT SURROUNDING BUILDINGS

• RECESSED ENTRIES

• GROUND FLOOR DISTINGUISHED FROM UPPER FLOORS WITH MATERIAL CHANGES AND AWNINGS

• CLEARLY DEFINED ENTRIES THROUGH RECESSES, AWNINGS, AND ACCENTED DOOR COLORS

• USE OF TRIM DEFINES ARCHITECTURAL ELEMENTS

NO. DATE DESCRIPTION
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GROUND FLOOR F.F.E.
0"

SECOND FLOOR TOP OF
SHEATHING

9' - 9 3/8"

THIRD FLOOR TOP OF
SHEATHING

20' - 6 3/4"

TERRACE TOP OF
SHEATHING

30' - 4 1/8"

TERRACE T.B.E.
28' - 9 3/8"

THIRD FLOOR T.B.E
19' - 0"

SECOND FLOOR T.B.E.
8' - 2 5/8"

A3A5A7A9A11 A1A12

TERRACE PARAPET
33' - 10 1/8"

TOWER R.B.E.
38' - 6 3/4"

1 3 3

A2A4A6A8A10

2

A300

W1 W1

W2W2

W3

FC-2 FC-3

W3

BK-1BK-1

4

A300

W3W3

W6 W6

4 4 14 144 4

W3 W3

W2

W1

W2 W2 W2

W1

W3W3

W6W6 W6 W6

W3 W3W3W3

W2 W2

W1 W1

1

LEVEL ELEVATIONS SHOWN ARE RELATIVE TO 
INDIVIDUAL UNIT GROUND FLOOR F.F.E.; REF. 
STRUCT. AND CIVIL DWGS FOR FINAL F.F.E. IF ANY 
DISCREPANCIES ARE NOTED, CONTACT A.O.R.

B01 B01
A01 A01 B01 B01

B19B19
B19B19

*GRADING SHOWN IS AN 
APPROXIMATION; REF. 
CIVIL FOR FINAL GRADING 
ELEVATIONS

2

TR-3TYP.

CR-1

CR-1

TR-2 TYP.

TYP.

TYP.

FC-2 FC-3
FC-4 FC-2

FC-3 FC-4

FC-7

CR-2

GROUND FLOOR F.F.E.
0"

SECOND FLOOR TOP OF
SHEATHING

9' - 9 3/8"

THIRD FLOOR TOP OF
SHEATHING

20' - 6 3/4"

TERRACE TOP OF
SHEATHING

30' - 4 1/8"

TERRACE T.B.E.
28' - 9 3/8"

THIRD FLOOR T.B.E
19' - 0"

SECOND FLOOR T.B.E.
8' - 2 5/8"

AH

TERRACE PARAPET
33' - 10 1/8"

TOWER R.B.E.
38' - 6 3/4"

4

AB AA

FC-2

BK-1

FC-2FC-5

AG

TR-2
TYP.

W7

W8

W1

2 2

TR-2

TR-3

LEVEL ELEVATIONS SHOWN ARE RELATIVE TO 
INDIVIDUAL UNIT GROUND FLOOR F.F.E.; REF. 
STRUCT. AND CIVIL DWGS FOR FINAL F.F.E. IF ANY 
DISCREPANCIES ARE NOTED, CONTACT A.O.R.

*GRADING SHOWN IS AN 
APPROXIMATION; REF. 
CIVIL FOR FINAL GRADING 
ELEVATIONS

TYP.

CR-1

MT-1

TYP.

TYP.

TYP.

CR-2

FC-7
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RYAN FAUST

4711

CENTER CREEK CAPITAL

ODYSSEY ENGINEERING

BUF STUDIO

A201

EXTERIOR ELEVATIONS
- BUILDING A1

TBJMA

11/05/2025

24159

2026

BUF STUDIO

A201 1/8" = 1'-0"
1 BUILDING A1 - "FRONT" ELEVATION

A201 1/8" = 1'-0"
2 BUILDING A1 - "LEFT" ELEVATION

EXTERIOR FINISH MATERIAL SCHEDULE

MARK DESCRIPTION TYPE MANUFACTURER FINISH NOTES

EXTERIOR DECKING

D-1 DECKING - COMPOSITE BOARDS SELECT TREX COLOR: SADDLE

D-2 DECKING - PORCELAIN PAVERS 2CM BISON COLOR: AXI GREY TIMBER

FIBER CEMENT SIDING

FC-1 EXT. WALL PRIMARY FINISH 8" SMOOTH LAP SIDING REF. OWNER SPEC. PAINT PT-1E HORIZONTAL ORIENTATION

FC-2 EXT. WALL PRIMARY FINISH 8" SMOOTH LAP SIDING REF. OWNER SPEC. PAINT PT-2E HORIZONTAL ORIENTATION

FC-3 EXT. WALL PRIMARY FINISH 8" SMOOTH LAP SIDING REF. OWNER SPEC. PAINT PT-3E HORIZONTAL ORIENTATION

FC-4 EXT. WALL PRIMARY FINISH 8" SMOOTH LAP SIDING REF. OWNER SPEC. PAINT PT-4E HORIZONTAL ORIENTATION

FC-5 EXT. WALL PRIMARY FINISH 8" SMOOTH LAP SIDING REF. OWNER SPEC. PAINT PT-5E HORIZONTAL ORIENTATION

FC-6 EXT. WALL PRIMARY FINISH 8" SMOOTH LAP SIDING REF. OWNER SPEC. PAINT PT-6E HORIZONTAL ORIENTATION

FC-7 EXT. WALL PRIMARY FINISH SMOOTH PANEL SIDING REF. OWNER SPEC. PAINT PT-7E

MASONRY

BK-1 EXT. WALL PRIMARY FINISH KING BRICK INTERSTATE BRICK COLUMBARD RUNNING BOND, REF. SPEC FOR MORTAR
JOINT SIZING/COLOR

ROOFING MATERIALS

AS-1 ARCHITECTURAL SHINGLE LANDMARK CERTAINTEED MOIRE  BLACK

TRIMS & EXPOSED FLASHINGS

CR-1 PRE-MANUF CORNICE

MT-1 PRE-FINISHED COPING EDGE @
ROOF TERRACES

COPING EDGE MATCH PT-6E

TR-1 FIBER CEMENT TRIM PAINT PT-6E

TR-2 FIBER CEMENT TRIM 5/4 X 8 PAINT PT-7E

TR-3 FIBER CEMENT FASCIA PAINT PT-6E

EXTERIOR PAINT SCHEDULE

MARK MANUFACTURER COLOR FINISH / SHEEN NOTES

PT-1E SHERWIN WILLIAMS SW7069 "IRON ORE" SATIN REF. OWNER SPEC.

PT-2E SHERWIN WILLIAMS SW7067 "CITYSCAPE" SATIN REF. OWNER SPEC.

PT-3E SHERWIN WILLIAMS SW7056 "RESERVED WHITE" SATIN REF. OWNER SPEC.

PT-4E SHERWIN WILLIAMS SW7016 "MINDFUL GRAY" SATIN REF. OWNER SPEC.

PT-5E SHERWIN WILLIAMS SW9170 "ACIER" SATIN REF. OWNER SPEC.

PT-6E SHERWIN WILLIAMS SW6258 "TRICORN BLACK" SATIN REF. OWNER SPEC.

PT-7E SHERWIN WILLIAMS SW7757 "HIGH REFLECTIVE WHITE" SATIN REF. OWNER SPEC.

KEYNOTES
1 BRICK CONTROL JOINTS AT UNIT SEPARATION (TYP.)

2 BRICK EXPANSION JOINT, ALIGN WITH BRICK COURSING
AND OPENINGS, FIELD VERIFY

3 PRE-FAB METAL AWNING

4 PRE-FINISHED METAL GUTTER AND DOWNSPOUTS;
COLOR TO MATCH ADJACENT FINISH. REF. CIVIL DWGS
FOR CONTINUATION.

A201

5 SITE KEYPLAN A201

N

N.T.S. FOR REFERENCE ONLY

1 1

NO. DATE DESCRIPTION

1 TBD/2026 ADD 1

1

1

EXTERIOR FINISH MATERIAL SCHEDULE

MARK DESCRIPTION TYPE MANUFACTURER FINISH NOTES

EXTERIOR DECKING

D-1 DECKING - COMPOSITE BOARDS SELECT TREX COLOR: SADDLE

D-2 DECKING - PORCELAIN PAVERS 2CM BISON COLOR: AXI GREY TIMBER

FIBER CEMENT SIDING

FC-1 EXT. WALL PRIMARY FINISH 8" SMOOTH LAP SIDING REF. OWNER SPEC. PAINT PT-1E HORIZONTAL ORIENTATION

FC-2 EXT. WALL PRIMARY FINISH BOARD AND BATTEN REF. OWNER SPEC. PAINT PT-2E 2" BATTEN @ 16" O.C.

FC-3 EXT. WALL PRIMARY FINISH 8" SMOOTH LAP SIDING REF. OWNER SPEC. PAINT PT-3E HORIZONTAL ORIENTATION

FC-4 EXT. WALL PRIMARY FINISH BOARD AND BATTEN REF. OWNER SPEC. PAINT PT-4E 2" BATTEN @ 16" O.C.

FC-5 EXT. WALL PRIMARY FINISH 8" SMOOTH LAP SIDING REF. OWNER SPEC. PAINT PT-5E HORIZONTAL ORIENTATION

FC-6 EXT. WALL PRIMARY FINISH SMOOTH PANEL REF. OWNER SPEC. PAINT PT-6E VERTICAL ORIENTATION

MASONRY

BK-1 EXT. WALL PRIMARY FINISH KING BRICK RUNNING BOND, REF. SPEC FOR
MORTAR JOINT SIZING/COLOR

ROOFING MATERIALS

AS-1 ARCHITECTURAL SHINGLE LANDMARK CERTAINTEED MOIRE  BLACK

TRIMS & EXPOSED FLASHINGS

MT-1 PRE-FINISHED COPING EDGE @ ROOF
TERRACES

COPING EDGE MATCH PT-6E

TR-1 FIBER CEMENT TRIM PAINT PT-6E

TR-2 FIBER CEMENT TRIM PAINT PT-7E

TR-3 FIBER CEMENT FASCIA PAINT PT-6E

EXTERIOR PAINT SCHEDULE

MARK MANUFACTURER COLOR FINISH / SHEEN NOTES

PT-1E SHERWIN WILLIAMS SW7069 "IRON ORE" SATIN REF. OWNER SPEC.

PT-2E SHERWIN WILLIAMS SW6208 "PEWTER GREEN" SATIN REF. OWNER SPEC.

PT-3E SHERWIN WILLIAMS SW7016 "MINDFUL GRAY" SATIN REF. OWNER SPEC.

PT-4E SHERWIN WILLIAMS SW6235 "FOGGY DAY" SATIN REF. OWNER SPEC.

PT-5E SHERWIN WILLIAMS SW9170 "ACIER" SATIN REF. OWNER SPEC.

PT-6E SHERWIN WILLIAMS SW6258 "TRICORN BLACK" SATIN REF. OWNER SPEC.

PT-7E SHERWIN WILLIAMS SW7757 "HIGH REFLECTIVE WHITE" SATIN REF. OWNER SPEC.

ASPHALT SHINGLE ROOFING
PLANK LAP SIDING

BASIS-OF-DESIGN: JAMES 

HARDIE, SMOOTH, 

PAINTED

PT-1E: 

SHERWIN WILLIAMS,

"IRON ORE"

PT-2E: 

SHERWIN WILLIAMS,

"PEWTER GREEN"

PT-3E: 

SHERWIN WILLIAMS,

"MINDFUL GRAY"

PT-4E: 

SHERWIN WILLIAMS,

"FOGGY DAY"

KING BRICK, COLOR 1

BASIS-OF-DESIGN: INTERSTATE BRICK, 

KING BRICK, BLACK ICE

PT-5E: 

SHERWIN WILLIAMS,

"ACIER"

PT-6E: 

SHERWIN WILLIAMS,

"TRICORN BLACK"

PT-7E: 

SHERWIN WILLIAMS,

"HIGH REFLECTIVE WHITE"
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ROOF SLOPE DIRECTION REVISED.

REVISED ROOF SLOPE ALLOWED
FOR WINDOW TO BE ADDED TO
PROVIDE NATURAL LIGHT INTO
STAIR TOWER.

LIGHTER COLORS BETTER ALIGN
WITH COMMENTS RECEIVED
FROM CITY DURING EARLY
STAGES OF DESIGN.

WINDOWS ADDED TO SIDE ELEVATION.

FRONT FACADE RHYTHM
BETTER DEFINES EACH
INDIVIDUAL UNIT.

ADDITIONAL CORNICE AND TRIM
DETAILS ADD VISUAL INTEREST.

NOT F
OR 

CONSTRUCTIO
N

OVERALL MATERIAL
REMAINED THE SAME -
BRICK ON GROUND FLOOR,
SIDING ON SECOND AND
THIRD FLOORS.

ORIGINAL DESIGN
ORIGINAL DESIGN

ORIGINAL DESIGN

ORIGINAL DESIGN
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RYAN FAUST

4711

CENTER CREEK CAPITAL

ODYSSEY ENGINEERING

BUF STUDIO

A201

EXTERIOR ELEVATIONS
- BUILDING A1

TBJMA

11/05/2025

24159

2026

BUF STUDIO

A201 1/8" = 1'-0"
3 BUILDING A1  - "REAR" ELEVATION

A201 1/8" = 1'-0"
4 BUILDING A1 - "RIGHT" ELEVATION

EXTERIOR FINISH MATERIAL SCHEDULE

MARK DESCRIPTION TYPE MANUFACTURER FINISH NOTES

EXTERIOR DECKING

D-1 DECKING - COMPOSITE BOARDS SELECT TREX COLOR: SADDLE

D-2 DECKING - PORCELAIN PAVERS 2CM BISON COLOR: AXI GREY TIMBER

FIBER CEMENT SIDING

FC-1 EXT. WALL PRIMARY FINISH 8" SMOOTH LAP SIDING REF. OWNER SPEC. PAINT PT-1E HORIZONTAL ORIENTATION

FC-2 EXT. WALL PRIMARY FINISH 8" SMOOTH LAP SIDING REF. OWNER SPEC. PAINT PT-2E HORIZONTAL ORIENTATION

FC-3 EXT. WALL PRIMARY FINISH 8" SMOOTH LAP SIDING REF. OWNER SPEC. PAINT PT-3E HORIZONTAL ORIENTATION

FC-4 EXT. WALL PRIMARY FINISH 8" SMOOTH LAP SIDING REF. OWNER SPEC. PAINT PT-4E HORIZONTAL ORIENTATION

FC-5 EXT. WALL PRIMARY FINISH 8" SMOOTH LAP SIDING REF. OWNER SPEC. PAINT PT-5E HORIZONTAL ORIENTATION

FC-6 EXT. WALL PRIMARY FINISH 8" SMOOTH LAP SIDING REF. OWNER SPEC. PAINT PT-6E HORIZONTAL ORIENTATION

FC-7 EXT. WALL PRIMARY FINISH SMOOTH PANEL SIDING REF. OWNER SPEC. PAINT PT-7E

MASONRY

BK-1 EXT. WALL PRIMARY FINISH KING BRICK INTERSTATE BRICK COLUMBARD RUNNING BOND, REF. SPEC FOR MORTAR
JOINT SIZING/COLOR

ROOFING MATERIALS

AS-1 ARCHITECTURAL SHINGLE LANDMARK CERTAINTEED MOIRE  BLACK

TRIMS & EXPOSED FLASHINGS

CR-1 PRE-MANUF CORNICE

MT-1 PRE-FINISHED COPING EDGE @
ROOF TERRACES

COPING EDGE MATCH PT-6E

TR-1 FIBER CEMENT TRIM PAINT PT-6E

TR-2 FIBER CEMENT TRIM 5/4 X 8 PAINT PT-7E

TR-3 FIBER CEMENT FASCIA PAINT PT-6E

EXTERIOR PAINT SCHEDULE

MARK MANUFACTURER COLOR FINISH / SHEEN NOTES

PT-1E SHERWIN WILLIAMS SW7069 "IRON ORE" SATIN REF. OWNER SPEC.

PT-2E SHERWIN WILLIAMS SW7067 "CITYSCAPE" SATIN REF. OWNER SPEC.

PT-3E SHERWIN WILLIAMS SW7056 "RESERVED WHITE" SATIN REF. OWNER SPEC.

PT-4E SHERWIN WILLIAMS SW7016 "MINDFUL GRAY" SATIN REF. OWNER SPEC.

PT-5E SHERWIN WILLIAMS SW9170 "ACIER" SATIN REF. OWNER SPEC.

PT-6E SHERWIN WILLIAMS SW6258 "TRICORN BLACK" SATIN REF. OWNER SPEC.

PT-7E SHERWIN WILLIAMS SW7757 "HIGH REFLECTIVE WHITE" SATIN REF. OWNER SPEC.

KEYNOTES
1 BRICK CONTROL JOINTS AT UNIT SEPARATION (TYP.)

2 BRICK EXPANSION JOINT, ALIGN WITH BRICK COURSING
AND OPENINGS, FIELD VERIFY

3 PRE-FAB METAL AWNING

4 PRE-FINISHED METAL GUTTER AND DOWNSPOUTS;
COLOR TO MATCH ADJACENT FINISH. REF. CIVIL DWGS
FOR CONTINUATION.

A201

5 SITE KEYPLAN A201

N

N.T.S. FOR REFERENCE ONLY

1 1

NO. DATE DESCRIPTION

1 TBD/2026 ADD 1

1

1

EXTERIOR FINISH MATERIAL SCHEDULE

MARK DESCRIPTION TYPE MANUFACTURER FINISH NOTES

EXTERIOR DECKING

D-1 DECKING - COMPOSITE BOARDS SELECT TREX COLOR: SADDLE

D-2 DECKING - PORCELAIN PAVERS 2CM BISON COLOR: AXI GREY TIMBER

FIBER CEMENT SIDING

FC-1 EXT. WALL PRIMARY FINISH 8" SMOOTH LAP SIDING REF. OWNER SPEC. PAINT PT-1E HORIZONTAL ORIENTATION

FC-2 EXT. WALL PRIMARY FINISH BOARD AND BATTEN REF. OWNER SPEC. PAINT PT-2E 2" BATTEN @ 16" O.C.

FC-3 EXT. WALL PRIMARY FINISH 8" SMOOTH LAP SIDING REF. OWNER SPEC. PAINT PT-3E HORIZONTAL ORIENTATION

FC-4 EXT. WALL PRIMARY FINISH BOARD AND BATTEN REF. OWNER SPEC. PAINT PT-4E 2" BATTEN @ 16" O.C.

FC-5 EXT. WALL PRIMARY FINISH 8" SMOOTH LAP SIDING REF. OWNER SPEC. PAINT PT-5E HORIZONTAL ORIENTATION

FC-6 EXT. WALL PRIMARY FINISH SMOOTH PANEL REF. OWNER SPEC. PAINT PT-6E VERTICAL ORIENTATION

MASONRY

BK-1 EXT. WALL PRIMARY FINISH KING BRICK RUNNING BOND, REF. SPEC FOR
MORTAR JOINT SIZING/COLOR

ROOFING MATERIALS

AS-1 ARCHITECTURAL SHINGLE LANDMARK CERTAINTEED MOIRE  BLACK

TRIMS & EXPOSED FLASHINGS

MT-1 PRE-FINISHED COPING EDGE @ ROOF
TERRACES

COPING EDGE MATCH PT-6E

TR-1 FIBER CEMENT TRIM PAINT PT-6E

TR-2 FIBER CEMENT TRIM PAINT PT-7E

TR-3 FIBER CEMENT FASCIA PAINT PT-6E

EXTERIOR PAINT SCHEDULE

MARK MANUFACTURER COLOR FINISH / SHEEN NOTES

PT-1E SHERWIN WILLIAMS SW7069 "IRON ORE" SATIN REF. OWNER SPEC.

PT-2E SHERWIN WILLIAMS SW6208 "PEWTER GREEN" SATIN REF. OWNER SPEC.

PT-3E SHERWIN WILLIAMS SW7016 "MINDFUL GRAY" SATIN REF. OWNER SPEC.

PT-4E SHERWIN WILLIAMS SW6235 "FOGGY DAY" SATIN REF. OWNER SPEC.

PT-5E SHERWIN WILLIAMS SW9170 "ACIER" SATIN REF. OWNER SPEC.

PT-6E SHERWIN WILLIAMS SW6258 "TRICORN BLACK" SATIN REF. OWNER SPEC.

PT-7E SHERWIN WILLIAMS SW7757 "HIGH REFLECTIVE WHITE" SATIN REF. OWNER SPEC.

ASPHALT SHINGLE ROOFING
PLANK LAP SIDING

BASIS-OF-DESIGN: JAMES 

HARDIE, SMOOTH, 

PAINTED

PT-1E: 

SHERWIN WILLIAMS,

"IRON ORE"

PT-2E: 

SHERWIN WILLIAMS,

"PEWTER GREEN"

PT-3E: 

SHERWIN WILLIAMS,

"MINDFUL GRAY"

PT-4E: 

SHERWIN WILLIAMS,
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KING BRICK, COLOR 1

BASIS-OF-DESIGN: INTERSTATE BRICK, 

KING BRICK, BLACK ICE

PT-5E: 

SHERWIN WILLIAMS,

"ACIER"

PT-6E: 

SHERWIN WILLIAMS,

"TRICORN BLACK"

PT-7E: 

SHERWIN WILLIAMS,

"HIGH REFLECTIVE WHITE"
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UPDATED REAR ELEVATION
REMAINED SIMILAR TO
ORIGINAL WITH THE
EXCEPTION OF COLORS.

ORIGINAL DESIGN
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Edward L. and Imelda Frail Revocable Trust 

South of Regional Airport / east of SW Lee Lane (Parcels #01-07968-005, 
01-07968-000, 01-07968-002, 01-07968-019, 01-07968-013) 

 

PC Date: 6/2/2026 

 
 
Staff Report Details 
  
Project Number  (RZ26-0017) 

Applicant / Current Owner Crafton Tull / Edward L. and Imelda Frail Revocable Trust 

Site Area +/- [30.52] Acres 

Current Zoning A-1, Agriculture (T2.1) 

Requested Zoning T4.2, Neighborhood Node (north) and T3.1, Neighborhood Edge 
(east) and T3.2, Neighborhood Transition (south/west) 

Current Future Land Use Map 
Designation 

Urban Corridor (north) and Suburban Neighborhood (south) 

Requested Future Land Use 
Map Designation  

N/A 

Development Type / Use Agriculture 

Related projects  
  

 

Property Description 
The subject property is located south of SW Regional Airport Boulevard. The property is presently zoned A-
1, Agriculture (T2.1), with a future land use map designation of Urban Corridor for the northerly portion, 
Suburban Neighborhood for southerly portion. The applicant has amended their application from the May 
19, 2026 Planning Commission meeting to be consistent with Table 2.1 of the Bentonville Community 
Code: requesting T4.2, Neighborhood Node in the north and T3.2 Neighborhood Transition and T3.1 
Neighborhood Edge in the south. 

   
Project Details 
The applicant has requested a rezoning of the property from A-1 (T2.1) to T4.2 on the north side which is 
consistent with the Zoning Alignment Policy under standard review for those portions within the Urban 
corridor. The rezone request for T3.1 along the eastern property line within the Suburban Neighborhood 
place type is consistent with place type correlation table under standard review. The rezone request for 
T3.2 in the south within the Suburban Neighborhood place type is consistent with place type correlation 
table under enhanced review.The property is currently zoned A-1 (T2.1) and is adjacent to the Opal Park 
PUD to the north, A-1 (T2.1) to the west, and R-1 to the south and east. The surrounding uses include 
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Project Details 
agriculture and single-family residences. 

 

Relationship to the Community Plan  
The property is designated as Urban Corridor and Suburban Neighborhood on the Future Land Use Map 
and is surrounded by Urban Corridor to the north and Suburban Neighborhood on all other sides. The 
current agriculture zoning is not in alignment with the FLUM.   The Community Plan defines Urban Corridor 
as main thoroughfares comprised of commercial and residential uses that can serve adjacent 
Neighborhoods. The Suburban Neighborhood Place Type is primarily comprised of single-family homes. 
T4.2 is the lowest intensity zone allowed in the Urban Corridor place type while T3.2 is the highest zone 
allowed in Suburban Neighborhood place type. 

 

Public Comment 
Has Staff received Public Comment at the time of this report? : Yes 

 

Analysis / Waivers 
The applicant requested a zoning change from A-1 (T2.1) to T4.2 and T3.2.  
Consistency 
This amended rezone request is consistent with the Bentonville Community Code, Table 2.1. 
Impact  
If approved, the impact of the T4.2 zone on the surrounding area will be for the allowance of some limited 
commercial uses and a variety of housing types ranging from single family detached up to 12 units per 
building. The T3.1 zoning on the east side would allow for a transition between R-1 and T3.2 zoning. 
Compatibility  
There are existing R-1 properties in the area, which would be bordered by T3.1 and T3.2 zoning. The 
lowest intensity zoning district (T4.2) for the Urban Corridor place type is being proposed for the property 
bordering the R-1 zoning district along SW Osage St. 
Intensity 
The intensity proposed for the area adjacent to Regional Airport is the lowest possible (T4.2) for the Urban 
Corridor.   
Orderly Transition 
The amended application creates an orderly transition north to south with the higher intensity along 
Regional Airport.  The amended application also creates an orderly transition with the R-1 neighborhood to 
the east with the addition of the T3.1 zoning district in the south east. 

 

Conclusion  
Rezone was tabled from the May 19, 2026 PC meeting for the applicant to incorporate T3.1 zoning in the 
south-east and to adjust the legal description and vicinity map to mirror the FLUM. The applicant has made 
these changed and staff recommends approval. 

 

Additional Details 
BWU comments: This rezone is currently upstream of a public sewer interceptor line that is at capacity but 
there is currently a capital project underway to remedy this. Future development may require a sewer 
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Additional Details 
study and/or downstream upgrades. 
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May 21, 2026  
 
Planning Department 
City of Bentonville 
305 SW A Street 
Bentonville, AR 72712 
 
RE: SW Regional Airport Blvd Rezone  
 CT Job No. 26300400 
 
 
To Whom it May Concern, 
 
Requested with this application is the rezoning of approximately 29.84 acres from A-1 to a combination 
of T3.1, T3.2, and T4.2. We are requesting this change to develop this property in accordance with the 
current Future Land Use Map.  Our original request has been modified to follow the exact Future Land 
Use Map as shown on the attached. This request comes after discussion with staff on what might be an 
appropriate zoning district for this area, considering the residential to the east and west of this site, as 
well as a Planned Residential Zoning District across the street (Opal Park). 
 
The northern area of the site is classified as an Urban Corridor place type, and we are requesting T4.2 
zoning. This is the lowest intensity zoning that is deemed appropriate for this place type. This is a 
standard review based on the Urban Corridor place type. It is largely compatible with the surrounding 
areas with residential all around the site, and the higher density Opal Park to the north of this area. 
 
The southern area of the site is classified as a Suburban Neighborhood place type, and we are requesting 
a mix of T3.1 and T3.2 zoning. T3.1 is requested along the eastern boundary with T3.2 making up the 
remaining area. T3.2 is an enhanced review within Suburban Neighborhood. Because of this, seven 
conditions must be further elaborated: 
 

1. The proposed zone will not result in exceeding existing or planned utility capacity for the place 
type. This development will not exceed the existing capacity for utilities in this area. Sewer has 
recently been upgraded in this basin, and there are no known water issues. Water and sewer 
connections are readily available to this site. There is an existing 8” water main along the south 
side of SW Regional Airport Blvd as well as along SW Brush Blvd, creating a looped system. 
There is a 12” sewer main on the north side of SW Regional Airport Blvd, as well as an 8” along 
SW Brush Blvd. 

2. The property lies on a place type boundary and the requested district matches a district applied 
on either side of that boundary. This T3.2 request is closely in line with adjacent zoning districts. 
The subdivision east and south of this is Zoned R-1, which is typically a 60’ lot minimum.  West 
of this site, they are larger single family tracts currently in A-1. The residential proposed is still the 
same use as the neighboring property, albeit with a slightly higher density. We are proposing a 
T3.1 zone between the T3.2 and the eastern property to provide a transition to this increased 
density. 

3. The property is within ¼ mile of transit, a four (4)-lane road, or a shared use trail, and additional 
travel demand can be served by existing infrastructure. The property is located along SW 
Regional Airport Blvd which is classified as an Arterial and is a state highway. This highway is 
capable of handling the increase in traffic generated by this development. It will be connected to 
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sidewalk systems east and south of this site, as well as across the street from Opal Park, which 
will have trails and further amenities for residents to be able to walk to. It is transportation zone 
20512. 

4. The property is within one (1 mile) of a job center that supports alternatives to driving. Yes this 
property is within one mile of industrial and commercial zones, providing an alternative to driving. 

5. The property is adjacent to vacant land and the requested district sets a clear pattern for 
compatible future development. This site is bound by development subdivisions on all four sides. 
Slightly further west, however, there is still vacant land. Granting this request to T3.2 is in line with 
adjacent subdivisions which are predominately R-1. 

6. The request is consistent with the surrounding development pattern. Yes this request is similar to 
the subdivision east and south of this site, as well as Opal Park across the highway.  

7. This request advances the goals of the comprehensive plan. This request matches the future land 
use plan, which is in keeping in line with the goals of the comprehensive plan. 

 
 
The current owners of this property are Edward & Imelda Frail Revocable Trust. The property will 
ultimately be sold with a successful rezone and preliminary plat drawings. 
 
Thanks, 
 
 
 
 
 
Conlee Hale, P.E. 
Project Manager - Team Lead 

Conked
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