
  
 

 
Planning Commission 

Agenda  
November 1, 2016 

I. Call to Order 
II. Approval of Minutes 

III. Consent Agenda 
 

1. Lots 42 & 43 Fountain Plaza Subdivision                                  Lot Split 
500 Southeast Plaza Avenue  

 
2. Lot 14, Block 3 Lincoln & Rice Addition                          Lot Split  

805 East Central Avenue 
 
IV. New Business 

 
1. Aurora Partners, Inc. &  Thrilled Land Investments, LLC                    Rezoning* 

(A-1, Agricultural to R-1, Single Family Residential)                
8936 South Morning Star Road 

 
2. PBR Holdings, LLC                               Rezoning* 

(R-1, Single Family Residential to RC-2, Central Residential- Moderate Density)                
Southwest 4th & Southwest ‘C’ Street 

 
3. Rainbow Real Estate, LLC                                         Rezoning* 

(A-1, Agricultural to C-2, General Commercial)                
3604 Northwest Frontage Road & 3605 Northwest Wishing Springs Road 

 
4. Stearman Revocable Trust                                          Rezoning* 

(PUD, Planned Unit Development to C-1, Neighborhood Commercial)                
601 Southwest Regional Airport Boulevard 

 
5. Black Apple Creek, LLC                                                 Rezoning* 

(R-1, Single Family Residential to PRD, Planned Residential Development)                
Northwest ‘C’ Street & Trails End Lane 

 
6. 8W Center                                   Waiver Request  

805 South Walton Boulevard 
 

V. Other Business         
VI. Planner’s Report 

VII. Adjournment 
 
 

*Denotes Public Hearing 
 



Planning Commission 
Minutes 

October 18, 2016 
 

Meeting called to order at 5:00 p.m. by Richard Binns, Chairman. 
 
Present:  Jim Grider, Richard Binns, Joe Haynie, Scott Eccleston, Debi Havner, and Rod Sanders 
Absent:  Greg Matteri 
 
Motion by Mr. Grider, seconded by Mr. Haynie to approve the minutes of October 4, 2016 as written 
Approved 6-0 
 
Consent Agenda   
 

1. Lots 44 & 45 Fountain Plaza Subdivision                                                                      Lot Split 
Southeast Plaza Avenue and South Rainbow Road 

 
2. Lot 208 Bentonville Original Subdivision                              Property Line Adjustment 

220 Northwest ‘A’ Street  
 

3. Lots 2 & 3 Mattingly Addition                                  Property Line Adjustment 
2900 & 2902 Northwest 3rd Street 

 
4. Fountain Plaza Hershey’s                                                              Large Scale 

Development 
400 Southeast Plaza Avenue 

 
5. Sullivan Square                                                                                              Large Scale Development 

Southwest ‘I’ Street & Southwest 28th Street 
Approved 6-0 
 
New Business 
 
Item #1 
Club Tan:  Large Scale Development, 1301 South Walton Boulevard 
Jon Stanley read staff report 
John Easterling stated that the drainage pipe is extended to allow the sidewalk. 
Dirk Thibodeaux states that the floodway restricts the ability to close in culverts and does meet the 
standard codes of general safety. 
Approved 6-0 
 
Item #2 
Hogwild Warehouse PH 1 & Southeast ‘I’ Street Ext.:  Large Scale Development, 2908 Southeast ‘I’ Street 
Jon Stanley read staff report 
Beau Thompson states that the private road is a requirement of the Fire Department. He also advises 
that he was been working extensively with Bill McClard and the adjacent property owners and states 
they are working on getting an off-site easement. They agreed that they would proceed with plans as-is, 
but if there is a major change, they are aware they will have to take the design back to the Planning 



Commission and proceed accordingly. Construction would come off 28th street. If they acquire an 
easement to use Phillips Park Road, there will be a fire-access emergency gate off of Phillips Park Road. 
Richard Binns-We also discussed landscaping along the western boundary. Is that correct that they were 
going to try to leave as much as possible? 
Mr. Haynie-He said the majority of the screening will be made up of the trees that are left and protected 
during construction. 
Mr. Thompson-That has been cleared all the way to the 35 foot right-of-way and property line. That 
property and those trees that were left by the City of Bentonville were dedicated as right-of-way. They 
are planting their required perimeter trees.  
Mr. Grider-If they do not acquire right-of-way or access, what is next? 
Mr. Thompson-They will have to come up with another option that is not a major modification to the 
plan, or the project will have to be reduced to not require a secondary access. If they are unable to 
provide that secondary access, this large scale development will be null and void. We are holding up the 
pre-construction meeting until that access is in place.  
Approved 6-0 
 
Other Business 
 
Downtown residential standards were adopted at City Council. The Planning Department is working on 
updating their codes to reflect on the website. Jim Wheeless will be updating the GIS Map to reflect the 
new land use. 
 
The Planning Department is wanting to get some public meetings in place around the first of the year 
with Houseal Lavigne. 
 
Once the zoning is changed, the Planning Department will be doing public outreach to educate the 
public about the new Downtown zoning districts. 
 
Motion by Mr. Grider, seconded by Mr. Haynie to adjourn. 
Meeting adjourned. 
 
Ali Worley 
 
*A full recording of this meeting can be obtained from the Bentonville Planning Department upon 
request. 

 



LOT SPLIT STAFF REPORT 
 

Lot 

Lots 42 & 43 Fountain Plaza 
Subdivision 
500 Southeast Plaza Avenue  
PC Date:   11/1/2016 
Recommendation:  Approval 
Reviewer: Jon Stanley, Planner 

Project Number 16-01600017 

Applicant / 
Current Owner 

Dynamic Development, Inc. 
803 Southeast Plaza Avenue 
Bentonville, AR 72712 

Site Area 2.94 acres 

Current Zoning C-2, General Commercial 

Future Land Use 
Map Designation Commercial (C) 

 
http://geo.bentonvillear.com/mgweb/PZpending/ 

 
Location Map 

 
 

Property Description 
This property is the location of a vacant commercial lot in an 
established commercial subdivision in the southeast part of 
the city.   
 
Project Details 
The applicant has submitted a lot split that will create two new 
lots from one existing lot. The new lots will be known as Lot 42 
(0.92 acres) and Lot 43 (2.02 acres) of Fountain Plaza 
Subdivision. Sufficient right-of-way exists along Southeast 
Plaza Avenue. Access for both of the new lots will be through 
shared public access easements along the common lot lines of 
each adjacent lot. Both new lots have direct access to public 
water and sewer services and a public street. 
 
Projected Traffic Impact 
This lot split will not adversely impact traffic in the area. A 
collector street borders the subdivision to the west and a local 
street borders it to the north. These adjacent streets will 
provide multiple options for ingress and egress. 
 
Utility Infrastructure 
Per the GIS website, water and sewer are available to this site.  
 
Standard Conditions of Approval 

• Provide a digital copy of the plat. 
• Address all technical review comments before 

requesting a building permit. 
 
Drainage Report 
A drainage report is not required. 
 
Waivers 
No waivers requested. 
 
Conclusion 
This lot split does meet the minimum requirements of the 
subdivision regulations.  
 
Recommendation 
Staff has reviewed this application and based on the findings 
presented in this report, staff recommends approval.  
 
  

 
City of Bentonville, Arkansas ǀ Community & Economic Development Department 

Troy Galloway, AICP, Community & Economic Development Director ǀ 305 SW A Street, Bentonville, AR ǀ (p) 479-271-3122 ǀ (f) 479-271-5906 
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LOT SPLIT STAFF REPORT 
 

Lot 

Lot 14, Block 3 Lincoln & 
Rice Addition 
805 East Central Avenue  
PC Date:   11/1/2016 
Recommendation:  Approval 
Reviewer: Jon Stanley, Planner 

Project Number 16-05000042 

Applicant / 
Current Owner 

Craig Smith 
805 East Central Avenue 
Bentonville, AR 72712 

Site Area 0.26 acres 

Current Zoning R-1, Single Family Residential 

Future Land Use 
Map Designation Low Density Residential (LDR) 

 
http://geo.bentonvillear.com/mgweb/PZpending/ 

 
Location Map 

 
 

Property Description 
This property is the location of a vacant single family 
residential lot in an established single family residential 
neighborhood. 
 
Project Details 
The applicant has submitted a lot split that will create one new 
lot from all of existing lot 10 and the west 25’ of existing lot 11. 
The new lot will be known as Lot 14 (0.26 acres), Block 3 of 
Lincoln & Rice Addition. Additional right-of-way will be 
dedicated along East Central Avenue per the current Master 
Street Plan. The new lot will have access from East Central 
Avenue to the south and the public alley located to the north 
of the lot. The new lot has direct access to public water and 
sewer services and a public street. 
 
Projected Traffic Impact 
This lot split will not adversely impact traffic in the area. A 
collector street borders the new lot to the south and a public 
alley borders to the new lot to the north. The adjacent 
collector street and public alley will provide multiple options 
for ingress and egress. 
 
Utility Infrastructure 
Per the GIS website, water and sewer are available to this site.  
 
Standard Conditions of Approval 

• Provide a digital copy of the plat. 
• Address all technical review comments before 

requesting a building permit. 
 
Drainage Report 
A drainage report is not required. 
 
Waivers 
No waivers requested. 
 
Conclusion 
This lot split does meet the minimum requirements of the 
subdivision regulations.  
 
Recommendation 
Staff has reviewed this application and based on the findings 
presented in this report, staff recommends approval.  
 
  

 
City of Bentonville, Arkansas ǀ Community & Economic Development Department 

Troy Galloway, AICP, Community & Economic Development Director ǀ 305 SW A Street, Bentonville, AR ǀ (p) 479-271-3122 ǀ (f) 479-271-5906 
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City of Bentonville, Arkansas ǀ Community & Economic Development Department 

Troy Galloway, AICP, Community & Economic Development Director ǀ 305 SW A Street, Bentonville, AR ǀ (p) 479-271-3122 ǀ (f) 479-271-5906 
 





REZONING STAFF REPORT 
 

 

Aurora Partners and 
Thrilled Land Investments 
8936 South Morningstar Road 
PC Date:   11/1/2016 
Recommendation:  Approval 
Reviewer:  Beau Thompson, AICP, Senior Planner 

Project Number 16-09000035 

Applicant / 
Current Owner 

Aurora Partners and Thrilled Land 
Investments 
7304 South Yale Avenue 
Tulsa Oklahoma 74136 

Site Area 72 acres 

Current Zoning A-1, Agricultural 

Requested Zoning R-1, Single Family Residential 

Future Land Use 
Map Designation Low Density Residential (LDR) 

  
 

http://geo.bentonvillear.com/mgweb/PZpending/ 
 

 
 Location Map 

 
 
 

 
Property Description 
This property is the location of a vacant poultry farm and a 
single family residence in a rural area that is transitioning 
from the agricultural uses.   
 
Projected Traffic Impact 
The proposed zoning designation will not adversely impact 
traffic in the area.  
 
Utility Infrastructure 
Water and sewer are available to the west in Providence 
Village Subdivision.  
 
Relationship to the General Plan 
The Future Land Use Plan depicts this property as Low 
Density Residential (LDR). The R-1, Single Family Residential 
zoning is an appropriate zoning district for this designation. 
 
Conclusion 
The R-1, Single Family Residential zoning designation will 
provide additional housing options in the City of Bentonville. 
The property is located near the intersection of two arterial 
roads which should provide adequate connection to local 
goods and services. Water availability and sewer capacity is 
adequate for the proposed density.   
 
Recommendation 
Staff has reviewed this application and based on the findings 
presented in this report, staff recommends approval of the 
rezoning from A-1, Agricultural to R-1, Single Family 
Residential.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
City of Bentonville, Arkansas ǀ Community & Economic Development Department 

Troy Galloway, AICP, Community & Economic Development Director ǀ 305 SW A Street, Bentonville, AR ǀ (p) 479-271-3122 ǀ (f) 479-271-5906 
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Troy Galloway, AICP, Community & Economic Development Director ǀ 305 SW A Street, Bentonville, AR ǀ (p) 479-271-3122 ǀ (f) 479-271-5906 
 







REZONING STAFF REPORT 
 

 

PBR Holdings, LLC 
Southwest 4th Street and Southwest C Street 
PC Date:   11/1/2016 
Recommendation:  Approval 
Reviewer:  Beau Thompson, AICP, Senior Planner 

Project Number 16-09000036 

Applicant / 
Current Owner 

PBR Holdings LLC 
P.O. Box 3450 
Bentonville, Arkansas  

Site Area .36 acre 

Current Zoning R-1, Single Family Residential 

Requested Zoning 
R-C2, Central Residential - Moderate 
Density 

Future Land Use 
Map Designation 

Downtown Mixed Use Residential 
(DMUR) 

  
 

http://geo.bentonvillear.com/mgweb/PZpending/ 
 

 
 Location Map 

 
 
 

 
Property Description 
This property is currently vacant in a residential area of 
downtown.  
 
Projected Traffic Impact 
The proposed zoning designation will not adversely impact 
traffic in the area 
 
Utility Infrastructure 
Water and sewer are available along Southwest 4th Street.  
 
Relationship to the General Plan 
The Future Land Use Plan depicts this property as Downtown 
Mixed Use Residential (DMUR). The R-C2, Central Residential - 
Moderate Density zoning is an appropriate zoning district for 
this designation. 
 
Conclusion 
The R-C2, Central Residential - Moderate Density zoning 
designation will provide a variety of housing options in an 
urban environment. The RC-2 district will offer future 
residents a choice in single family residential housing styles 
while providing additional customer base to downtown 
shops and restaurants. The additional housing will add 
validity to the downtown commercial uses.  
 
Recommendation 
Staff has reviewed this application and based on the findings 
presented in this report, staff recommends approval of this 
rezoning from R-1, Single Family Residential to RC-2, Central 
Residential - Moderate Density.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
City of Bentonville, Arkansas ǀ Community & Economic Development Department 

Troy Galloway, AICP, Community & Economic Development Director ǀ 305 SW A Street, Bentonville, AR ǀ (p) 479-271-3122 ǀ (f) 479-271-5906 
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Troy Galloway, AICP, Community & Economic Development Director ǀ 305 SW A Street, Bentonville, AR ǀ (p) 479-271-3122 ǀ (f) 479-271-5906 
 





REZONING STAFF REPORT 
 

 

Rainbow Real Estate, LLC 
3604 Northwest Frontage Road & 3605 
Northwest Wishing Springs Road 
PC Date:   11/1/2016 
Recommendation:  Approval 
Reviewer:  Jon Stanley, Planner 

Project Number 16-09000037 

Applicant / 
Current Owner 

Rainbow Real Estate, LLC 
P.O. Box 739 
Bentonville, AR 72712 

Site Area 3.62 acres 

Current Zoning A-1, Agricultural  

Requested Zoning C-2, General Commercial 

Future Land Use 
Map Designation Commercial (C) 

  
 

http://geo.bentonvillear.com/mgweb/PZpending/ 
 

 
 Location Map 

 
 
 

 
Property Description 
This property is the location of an existing office building and 
workshop situated between an expressway to the west and a 
city trail to the east.  
 
Projected Traffic Impact 
The proposed zoning designation will not adversely impact 
traffic in the area. The adjacent frontage road parallels the 
expressway to the west and the local street that traverses the 
property to the east will provide adequate options for ingress 
and egress.  
 
Utility Infrastructure 
Water is available on site.  Sewer service is not available and if 
redeveloped will require a public sewer main extension or 
the approval of a septic system (if permitted).  
 
Relationship to the General Plan 
The Future Land Use Plan depicts this property as 
Commercial (C). The C-2, General Commercial zoning is an 
appropriate zoning district for this designation. 
 
Conclusion 
The C-2, General Commercial zoning designation is designed 
to serve the entire planning area and highway travelers. It 
allows for the construction of businesses that offer a variety 
of goods and services as well as offices. The C-2 zoning 
designation will allow for development along the commercial 
corridor to the west and is compatible with surrounding uses. 
The proposed zoning designation will help support the 
established commercial uses in the area and will not 
adversely impact the transportation network and the existing 
utility infrastructure.  
 
Recommendation 
Staff has reviewed this application and based on the findings 
presented in this report, staff recommends approval of this 
rezoning from A-1, Agricultural to C-2, General Commercial. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
City of Bentonville, Arkansas ǀ Community & Economic Development Department 

Troy Galloway, AICP, Community & Economic Development Director ǀ 305 SW A Street, Bentonville, AR ǀ (p) 479-271-3122 ǀ (f) 479-271-5906 
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REZONING STAFF REPORT 
 

 

Stearman Revocable Trust 
601 Southwest Regional Airport Boulevard 
PC Date:   11/1/2016 
Recommendation:  Approval 
Reviewer:  Jon Stanley, Planner 

Project Number 16-09000038 

Applicant / 
Current Owner 

Stearman Revocable Trust 
12382 West Hwy 62 
Farmington, AR 72730 

Site Area 2.20 acres 

Current Zoning 
PUD, Planned Unit Development 
(Expired) 

Requested Zoning C-1, Neighborhood Commercial 

Future Land Use 
Map Designation Mixed Use (MU) 

  
 

http://geo.bentonvillear.com/mgweb/PZpending/ 
 

 
 Location Map 

 
 
 

 
Property Description 
This property is the location of a vacant mixed-use lot in a 
rapidly developing commercial and mixed-use subdivision 
along a major arterial street.   
 
Projected Traffic Impact 
The proposed zoning designation will not adversely impact 
traffic in the area. The adjacent arterial street to the north and 
the adjacent local street to the east will provide adequate 
options for ingress and egress.  
 
Utility Infrastructure 
Water is available along the western property line and sewer 
is available along the southern property line.  
 
Relationship to the General Plan 
The Future Land Use Plan depicts this property as Mixed Use 
(MU). The C-1, Neighborhood Commercial zoning is an 
appropriate zoning district for this designation. 
 
Conclusion 
The C-1, Neighborhood Commercial zoning designation is 
designed primarily to provide convenience goods and 
personal services for persons living in the surrounding areas. 
The C-1, zoning designation will allow for development along 
the commercial corridor to the north and is compatible with 
surrounding uses and zonings. The proposed zoning 
designation will help support the established residential and 
commercial uses in the area and will not adversely impact the 
transportation network and the existing utility infrastructure.  
 
Recommendation 
Staff has reviewed this application and based on the findings 
presented in this report, staff recommends approval of this 
rezoning from PUD, Planned Unit Development to C-1, 
Neighborhood Commercial. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

City of Bentonville, Arkansas ǀ Community & Economic Development Department 
Troy Galloway, AICP, Community & Economic Development Director ǀ 305 SW A Street, Bentonville, AR ǀ (p) 479-271-3122 ǀ (f) 479-271-5906 
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REZONING STAFF REPORT 
 

 

Black Apple Creek, LLC 
Northwest C Street and Trails End Lane 
PC Date:   11/1/2016 
Recommendation:  Approval 
Reviewer:  Beau Thompson, AICP, Senior Planner 

Project Number 16-01700001 

Applicant / 
Current Owner 

Black Apple Creek, LLC 
125 West Central Boulevard Suite 100 
Bentonville, Arkansas 72712 

Site Area 7.96 acres 

Current Zoning R-1, Single Family Residential 

Requested Zoning 
PRD, Planned Residential 
Development 

Future Land Use 
Map Designation Low Density Residential (LDR) 

  
 

http://geo.bentonvillear.com/mgweb/PZpending/ 
 

 
 Location Map 

 
 
 

 
Property Description 
This property is the location of three recently removed single 
family units on large wooded lots.  
 
Projected Traffic Impact 
The proposed zoning designation will not adversely impact 
traffic in the area. 
 
Utility Infrastructure 
Water and sewer are available. 
 
Relationship to the General Plan 
The Future Land Use Plan depicts this property as Low 
Density Residential (LDR). The PRD, Planned Residential 
Development zoning is an appropriate zoning district for this 
designation. The applicant is proposing a maximum density 
of 3.27 units per acre. The low density residential designation 
recommends 1-6 units per acre. The density is consistent with 
surrounding residential neighborhoods.   
 
Conclusion 
The PRD, Planned Residential Development zoning 
designation is appropriate for this urban property. The 
proposed density and housing types are consistent with the 
surrounding neighborhoods. The proposed zoning 
designation will create a “close-knit”, walkable neighborhood 
while preserving the natural features around Parks Spring 
Park. Additional details of the Planned Residential 
Development can be found in the attached documents.  The 
attached narrative and site plan shall serve as the zoning 
document for this property.    
 
Recommendation 
Staff has reviewed this application and based on the findings 
presented in this report, staff recommends approval of the 
rezoning from R-1, Single Family Residential to PRD, Planned 
Residential Development.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
City of Bentonville, Arkansas ǀ Community & Economic Development Department 

Troy Galloway, AICP, Community & Economic Development Director ǀ 305 SW A Street, Bentonville, AR ǀ (p) 479-271-3122 ǀ (f) 479-271-5906 
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929 West Broad Street Suite 200  F a l l s  C h u r c h,  V A  2 2 0 4 6 

 
BLACK APPLE SPRINGS 

908 NW C St.  
Bentonville, AR 

 WRITTEN DESCRIPTION OF PROJECT 
 
 
PURPOSE (Per Section 401.13 Par 3) 
 
Black Apple Springs is located at the intersection of NW C St and Trails End Lane and is within walking 
distance of downtown Bentonville, AR.   This project would like to use the Planned Residential 
Development Zoning (PRD) that allows for and encourages, “innovations and special features in site 
development, including the locations and type of structures, the conservation of natural features, the 
conservation of energy, the efficient use of open space, and allowances for housing serving varying price 
points. (General Description Par. 1 SEC 401.13) We believe Black Apple Springs epitomizes the purpose 
of the PRD process and vision.  
 
APPLICABILITY 
 
Black Apple Springs is a strictly residential project. It intends to use accessory structures and open space 
to enhance the recreation and experience of the residents.  It is located near the downtown Bentonville 
area and local schools. The project will offer a diverse set of high quality residential homes that will serve 
the growing population and demand in the area. It will also give the residence a unique opportunity to live 
in concert with the natural assets of Park Springs Park and trail system. It’s a beautiful and we believe 
underutilized natural assets for the residence of Bentonville. Black Apple Springs will also be very unique 
in its approach to building community and strong bonds with other neighbors in the area. With many 
interconnected walking trails, community buildings and natural retreat huts, this development will be 
extremely unique in its approach to connecting to neighbors and nature.  
 
INTENT  
 
Black Apple Springs intends to use the PRD district zoning in order to achieve both Smart Growth 
principles and Traditional Neighborhood Design, “to provide a variety of housing types and densities 
available to the general public, and to promote high quality residential developments.” We will achieve 
this through the following ten points: 
 
1. Maximum Choice - Black Apple Springs will four different model types that will give the public four 

truly unique products not only as the structures themselves but their appointment toward the natural 
experience and true neighborhood community and interaction.  See breakout below in table 1.1 for 
specific unit types.  

 
 
 
 
 
 
 
 



 

w   w   w   .   g   r   e   e   n   s   p   u   r   .   n   e   t 

TABLE 1.1 
 

TYPE # 
UNIT

S 

UNIT # on Master Plan Parking # Parking Spaces 

Detached Single Family 
with 2 Car Garage 
Attached 

5 1, 11, 12, 13, 14, Parking attached to 
house.  

10 

Detached Single Family 
with No Garage/ 2 Carport 

9 2, 3, 4, 5, 6, 7, 8, 9, 10  Combination of outdoor 
and Carport 

18 

Duplex - No Garage 12 15-26 Combination of outdoor 
and Carport 

24 

Sub-Total 26   52 

Commons Building Pool 1    

Nature Retreats 4    
 
 
2. Variety of Housing Types - With these four different housing types, Black Apple Springs will be able 

to serve the entry level buyer, a growing family or perhaps empty nesters who want to stay in the area. 
 
3. Energy efficient design - The development will primarily take place on the east side of the spring 

creek - maximizing utility infrastructure, while keeping the amount of dirt movement and new 
infrastructure to a minimum. The homes will be built into the natural contours of the property - taking 
advantage of the long standing and very simple passive thermal cooling used by spring houses for 
100’s of years.  

 
4. Open Space - Black Apple Spring plans to dedicate 73% of total land (5.8 acres) to open space. The 

following chart 2.1 breaks down the acreage and percent allocated to each portion: 
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929 West Broad Street Suite 200  F a l l s  C h u r c h,  V A  2 2 0 4 6 

TABLE 1.2  
 

 ACRES % LAND 

Total Acreage of Property 7.96 100% 

Deeded Property 1.66 21% 

Common Space 5.80 73% 

Residential Units 26  

Units Per Acre 3.26  

Current Zoning R-1  

Proposed Zoning  PRD (Single Family Duplex) 

Maximum Building Height 35’ to Building Peak 

Building Set Back 5’ Deeded Property to the building corner (not eave or 
overhang). Front Porches are allowed to encroach on 5’ 
setback. 

 
 
5. Pattern of development that preserves natural features and soil erosion. Black Apple Springs 

entire vision is to preserve the majority of the site for open space recreation. The natural spring, 
limestone bedrock, large mature trees, location to trails and parks is what we believe gives the 
property and location the most value.  The Black Apple Springs development entire vision and master 
plan is designed around this principle. The site has some rather steep topography, so the concept of 
spring house like structure built into the landscape and natural contours will help keep the retaining 
walls and earth movement to a minimum which will in turn help keep soil erosion and natural water 
sheds largely intact to the predevelopment standards.  

 
6. A creative approach the the use of land. The creative approach we are using is trying not to 

overthink or overdevelop an already strong and natural site. By keeping with the historical and natural 
precedents set at this property, the development will take its quest 

 
7. Efficient use of land resulting in smaller network of utilities. Black Apple Springs is using the 

principles of a Pocket Neighborhood.  Without having standalone garages for all the units, the amount 
of infrastructure and roadways drastically decreases. By clustering the parking in barn like common 
structures, the amount of site work drastically declines and the opportunity to cluster utilities 
increases. However, the stronger reason to gather parking areas to common structures is that it really 
encourages casual interaction with neighbors in the everyday coming and going of life. This in turn 
creates stronger relationships and community, which then becomes the social glue and value of the 
community itself.  This has been a proven strategy for other Pocket Neighborhoods around the 
country. No utilities will be allowed to pass through another deeded property. Access and utility 
easements will be granted to individual units from the rear or front.  

 
8. Environment in keeping with the surroundings development. Black Apple Springs intends to keep 

within the harmony of the property itself and its respective neighbors. By keeping west side of the 
flood plain largely intact naturally, the Development will have a strong natural buffer to the west side. 



 

w   w   w   .   g   r   e   e   n   s   p   u   r   .   n   e   t 

From the Trails End and Northwest C Street Most of the residence will be set back and down the hill 
to minimize its impact on the neighbors. There will only be 2 main entrances and 2 main exits for all 
but 1 of the homes (Unit 20) - which will have its own private drive.  

 
9. Efficient use of infrastructure. The efficiency of the design is twofold: (1) consolidating most of the 

development to the east side of the flood plain provides for a consolidated and efficient use of land 
and (2) by grouping the parking structures and road access to common structures. Both of these greatly 
reduce the number of roads, private drives and infrastructure that would be needed for an equivalent 
density of single family homes.  

 
10. High quality design and architecture. We have a strong track record both locally and nationally of 

creating value through quality design standards. Our team is very excited about the soul of this project 
and our effort to recreate an age old practice of the natural spring house. This will be done through the 
use of a lot of natural stone, embanking the structures into the hills, the scale and massing of the 
structures. We also are really attached to bringing back the ethos of the old Park Spring Hotel that 
originally sat on this property. Through our research, this was a place of real community gathering. 
Where family and kids would come and splash around in the natural pool in the natural setting, with 
good food drink and conversation - we want to recreate and reinvent this wonderful precedent.  

 
SMART GROWTH AND TRADITIONAL NEIGHBORHOOD DESIGN  
We truly believe that Black Apple Springs is a perfect model to illustrate thoughtful and creative  smart 
growth strategy that will increase the density and variety of single-family units in the downtown 
Bentonville area, while at the same time conserving the surrounding natural assets and the experience of 
the neighboring Park Springs.  
 
1. Range of opportunities. Table 1.1 and the Architectural Elevations illustrates the different unit types 

that will be offered at Black Apple Springs.  
 
2. The site will foster walkable and “close knit” neighborhoods. Black Apple Springs is less than a 

1/2 mile of downtown Bentonville and certainly will be walkable community. The community will 
also have dedicated bike storage to encourage car free travel in the area. By clustering the parking and 
offering a vibrant interconnects of walking paths and common structures, the development like all 
Pocket Communities will really encourage fostering relationships with neighbors.  

 
3. Community will have a strong “Sense of Place.” We are glad this criterion is part of the PRD. 

Unfortunately, too many developments ignore the importance of having some identity or “sense of 
place.”  The original historical post card showing the Park Springs area had the tag line of “It’s cool 
and pleasant here.”  We like that. By having modern yet historical interpretations of old stone spring 
house structures, in conjunction with a community pool, building and walkable pathways, we really 
believe we can recreate this sense of place and hopefully have the residence state that is indeed, “Cool 
and pleasant here.” 

 
4. Preserve open space. See Chart 1.2 Black Apple Springs will conserve XX% for open space. 
 
5. Strengthen and encourage Community. Too many modern developments with stand along garages 

and high fences between neighbors ignore the importance of community bonding and neighborhood 
relationship. Prior to World War 2 much of the zoning in the US encouraged these pocket style cottage 
communities with front porches and center courtyards. We have gotten away from that in the past 50 
years and it has hurt our communities. Black Apple Springs will hopefully be a model development 
similar to the Original Black Apple Development on A St. in downtown Bentonville that showcases 
how we can develop with community in mind.  
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6. Provide interconnection of streets and pathways. Black Apple Springs master plan shows how the 

housing units will be surrounding center courtyard spaces. Their respective front porches and 
pathways are all encouraging neighbors for less isolation and more communication and conversation. 

 
7. Provide high quality public space. If a strong public space is not provided, it often doesn't get used. 

The converse is also true. If a strong public space is provided it will get heavily used. The public 
spaces at Black Apple Springs will host a beautiful natural pool and commons building. The 
development will have 3 courtyards or opens space to gather around. There will be walking paths and 
bridges that will allow the residents to experience the natural part of the site to the west. Black Apple 
Springs will have 4 off the grid structures in the wood that will allow the residence to escape into the 
woods for the day to read a book, relax, perhaps be an artist or simple converse with fellow neighbors 
or family.  

 
THE MINIMUM DISTRICT AREA Total acreage of property is 7.96 acres.  
 
ZONING (ELEVATIONS AND SITE PLAN (See attached) 
 
MASTER SITE PLAN (See attached) 
 
ARCHITECTURAL RENDERINGS (See attached) 
 
PHASING 
It’s our intention to build the entire project at once. Obviously the first step is to put in place all the 
utilities, roads, curb cuts, and site pads. This we anticipate to take 4-6 months to install. Then the project 
will immediately move into building of the commons building and structures (3-4 months) in congruence 
with the building of the single family homes (both detached and duplexes). Most of the homes will be 
built in a modular fashion off site to decrease the cost and time to complete. Anticipated build time for the 
units we anticipate 6-8 months. Total project time to build 12-14 months. 
 
PERMITTED USES/ MODIFICATION OF DEVELOPMENT STANDARDS 
The permitted uses for the Black Apple Springs PRD Development are as follows: 
1. 26 Residential Units on 7.96 acres (3.27 Units/ Acre) 
2. Residential Unit Setbacks will be 5’ from deeded property line.  
3. All structures to be 20’ setback from right of way and 5’ from rear and side lot lines.  
4. Side load garages to be 20’ from right of way.  
5. Building Heights will not exceed 35’ to the peak. 
6. Lot sizes depth and width will be per attached lot line plan.  
7. A minimum of 52 Parking Spaces.  
8. Minimum of 63 % of property (5 acres) dedicated to open space.  
9. Units will be a mix of single family and duplex according to chart 1.1 
10. One common building and pool to serve residence of community only.  
11. 4 small structures (no great than 250 sf each) will be allowed on the west side of the flood plain.  
12. 12 detached carports (each with three parking spaces) will be allowed on the development.  
13. Vehicle street widths on private street to be a maximum of 20.’ 
14.  8’ hardscaped pathways (3 bridges) for pedestrian and emergency vehicle travel will be allowed per 

the Site Plan (attached).  
15. 4’ hardscape pathways from the 8’ pathways will be allowed to individual residences and structures.  
 
COMMON OPEN SPACE AND RECREATION REQUIREMENT 
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1. Minimum Area - Black Apple Springs will dedicate a minimum of 5 acres or 62% of total property to 
common usable open space.  
 
2. Equitable Distribution - Residential units will be clustered around center open space courtyards. 
Walk paths, common building and small natural retreat centers will allow residents to migrate and enjoy 
the open spaces of the site equitably.  
 
3. Preservation - One of the requirements for Black Apple Springs will be to arrange and ongoing 
Property’s Owner Association (POA) to satisfactorily maintain the common usable open space and 
recreational elements of the site. Fees will be assessed and board of managers from the residential unit 
owners will manage and maintain the POA. At the final plat submission, the Articles of the Incorporation 
and Bylaws of the POA shall be reviewed and approved by the City staff.  
 
4. Accessibility - Common open space shall be open to tenants and customers of Black Apple Springs. 
Emergency accessibility will be provided to the commons building and pool complex with a 10’ steel 
bridge (weight capacity 15,000 lbs.) enough for the Bentonville Fire Department 4X4 Emergency vehicle 
used for local bike trails to accommodate.  The dry stand pipe fire lines will be 4” in diameter with FDC 
compliant connections provided at both points of the pipe.  
 
OPEN SPACE DETERMINATION 
Open space was determined by calculating total of wetlands and floodway, center shared courtyards, 
pedestrian paths trails, common gathering spaces, natural retreat structures, landscaped areas and pool 
facility.  
 
PARKING AND OFF STREET LOADING 
 
1. Two (2) off street parking spaces has been provided for each unit.  
2. Guest parking will be handled by unused onsite parking and or on street parking.  
3. 12 grouped parking structures have been incorporated for efficient use of land.  
 
PERIMETER REQUIREMENTS 
 
We believe given the Black Apple Springs will be compatible to the surrounding neighborhood in terms 
of its building heights, setbacks, architecture and street access. We have intentionally designed main 
arteries of access to limit view shed and bundling height to neighboring property. As a result, no garages 
face Northwest C. St. The cross section in the elevations illustrates the proper scale in which the project 
will maintain to adjacent land owners. In addition, the topography and sloping grade will downplay the 
massing to neighbors (see cross section in Architectural renderings).  
 
DENSITY - Total Acreage 7.96. 26 total residential units. 3.27 units per acre.  
 
AUTHORIZATION OF HOUSING TYPES PRD 
Housing types will be a mix of single family homes and duplex per table 1.1.  
 
STRUCTURAL DESIGN STANDARDS 
 
A. Buildings will be sensitive and take its cues from the natural environment of trees, natural stone, 

springs and history of the Park Springs area. The design philosophies of the project is to remake the 
old idea of a Spring House and Community gathering place that took place with the old Park Spring 
Hotel and Pool on the Property. The development will include an array of courtyards, pathways, 
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common building and natural retreat centers that will allow the residents to celebrate the natural and 
historical assets of the property.  

 
B. The site will be an inviting development given the pedestrian pathways provided and ultimate 

downplay of vehicle dependency. Most of the residence will not be able to pull into a garage and go 
directly into their house like most development, they will have to pass by a neighbor, have a 
conservation and potentially even a cold drink with one another. This is an intentional element of our 
design and pocket communities in general.  

 
C. The common architectural theme for the project is the reinvention of the an “Old Stone Spring 

House.” The development will require to use a lot of natural stone from the area, board and batten 
siding, metal roofs etc. to achieve this consistency (see Architectural renderings for a call out of 
material and precedent images and Table 1.3 below).  

 
Table 1.3 

FACADE MATERIALITY 

Stone Base/ Rock Natural local veneer stone Only. No fake stone material.  

Windows Wood aluminum clad only. Simulate divided light.   

Siding  Painted Hardie Siding Board and Batten. No vinyl or aluminum 

Metal Siding Corten steel flat or corrugated.  

Roofing Metal Standing Seam.  

Colors Natural earth tones to be submitted and approved by Architect.  

 
 
D. Human Scale features are provided on the Architectural renderings.  
 
E. Black Apple Springs will not allow any aluminum, vinyl or fiberglass siding. All siding will be hardie 

board - board and batten, natural stone or corten steel. 
 
F. Roof lines will vary according to the architectural renderings. The topography of the site will        

provided a great degree of variety for roof lines.  
 
G. All but two of the 26 residential units will have side loaded garages.  
 
 
Thank you for your consideration. We look forward to continue the great and hopefully continue to 
contribute to the legacy and small town ethos of what is now downtown Bentonville.  
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WAIVER REQUEST STAFF REPORT 
 

 

8W Center 
805 South Walton Boulevard 
PC Date:   11/1/2016 
Recommendation:  Approval 
Reviewer: Jon Stanley, Planner 

Project Number 15-06000011 

Applicant / 
Current Owner 

Troy Link Enterprises, LLC 
P.O. Box 579 
Minong, WI 54859-0579 

Site Area 1.12 acres 

Current Zoning C-3, Central Commercial 

Future Land Use 
Map Designation Commercial (C) 

Waiver Request 
Streetscape & associated 
improvements along SW 8th Street 

  
 

http://geo.bentonvillear.com/mgweb/PZpending/ 
 

 
 Location Map 

 
 
 

 
Property Description 
This property is the location of a mixed use commercial/office 
building that is currently under construction.  
 
Reason for Waiver Request 
The applicant is requesting a waiver to the construction of 
any streetscape and landscaping along the north side of the 
building along Southwest 8th Street. This would allow the city 
to construct and or relocate the utilities associated with the 
8th Street expansion project without the added expense of 
removing said streetscape and landscaping.  
 
Analysis 
The waiver request would be a cost savings to the city and its 
citizens. A cashier’s check for 150% ($35,452.50) of the 
engineer’s opinion of probable cost of construction has been 
issued by the applicant to the City of Bentonville and 
tentatively accepted by the city engineer. The attached site 
plan shows what area will not be constructed as part of the 
waiver request. 
 
Recommendation 
Staff has reviewed this application and based on the findings 
presented in this report, staff recommends approval. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
City of Bentonville, Arkansas ǀ Community & Economic Development Department 

Troy Galloway, AICP, Community & Economic Development Director ǀ 305 SW A Street, Bentonville, AR ǀ (p) 479-271-3122 ǀ (f) 479-271-5906 
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City of Bentonville, Arkansas ǀ Community & Economic Development Department 

Troy Galloway, AICP, Community & Economic Development Director ǀ 305 SW A Street, Bentonville, AR ǀ (p) 479-271-3122 ǀ (f) 479-271-5906 
 



 
 
 
 
 
 
 
 
 
October 25, 2016 
 
Planning Commission 
City of Bentonville 
315 S.W. “A” St. 
Bentonville, AR  72712 
 
Re:    8W Center  

805 S. Walton Boulevard, Bentonville, AR  
  Temporary Waiver of Hardscape/Landscape  
 
Dear Planning Commission: 
 
The 8W Center  that  is currently under  construction at  the  southeast  corner of SW 8th Street and S. 
Walton Blvd is coming close to completion. It was anticipated that utilities associated with the SW 8th 
Street expansion would begin on the west end of SW 8th Street and be completed to the north of the 
project site before Hardscape and Landscape was ready to be installed. We are respectfully requesting 
a temporary waiver of constructing any landscape or hardscape along the north side of the building.  
This would allow the city to construct the utilities without the expense of tearing out sidewalk, patio, 
and  landscaping as well as replacing everything upon completion of the utilities. A Guarantee will be 
issued  to The City of Bentonville  for 150% of  the Engineer’s estimate  for  construction  that  shall be 
approved by The City of Bentonville’s engineering department,  that will be held until  the hardscape 
and landscape improvements have been completed. The hardscape and landscape improvements will 
be  installed  upon  completion  of  the  utility  work  associated  with  the  8th  street  expansion  that  is 
direction  north  of  the  8W  Center.  The  attached  Landscape  Plan  shows  what  area  will  not  be 
constructed as a part of this waiver. For the reasons  listed above, we ask that a temporary waiver of 
landscape and hardscape requirements as shown on the plans. 
 
Sincerely, 
Morrison Shipley Engineers, Inc. 
Representing Troy Link Enterprises, LLC 

 
         
Patrick Foy E.I. 
Project Manager 



ITEM UNIT TOTAL

NO. DESCRIPTION QTY UNIT PRICE PRICE

1. Concrete Sidewalk  411 S.Y. 35.00$                  14,385.00$              

2. Street Trees 10 EA. 300.00$                3,000.00$                 
3. Tree Grates (Neenah Foundary Model 8704193) 10 EA. 625.00$                6,250.00$                 

Total 23,635.00$              

35,452.50$              Guarentee (150% of Total) =

Bentonville, Benton County, Arkansas

10/25/2016

Engineer's Opinion of Probable Costs

Hardscape and Landscape Waiver ‐ 8W Center

805 SW 8th Street

Page 1 of 1
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