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MEETING OF MAY 19, 2015 
 
TO:  Fayetteville City Council 
 
FROM:  Andrew Garner, City Planning Director 
 
DATE:  May 1, 2015 
 
SUBJECT: RZN 15-4965:  Rezone (SOUTH END OF RUPPLE RD./RUPPLE ROAD 

EXTENSION CORRIDOR, 478): Submitted by PLANNING STAFF for 
property located at the SOUTH END OF RUPPLE RD. The property is 
zoned R-A, RESIDENTIAL-AGRICULTURAL; RSF-8, RESIDENTIAL 
SINGLE FAMILY EIGHT UNITS PER ACRE; RSF-4, RESIDENTIAL 
SINGLE FAMILY FOUR UNITS PER ACRE; RSF-1, RESIDENTIAL 
SINGLE FAMILY ONE UNIT PER ACRE and contains approximately 642 
acres. The request is to rezone the property to NC, NEIGHBORHOOD 
CONSERVATION; CS, COMMUNITY SERVICES; UT, URBAN 
THOROUGHFARE; and R-A, RESIDENTIAL AGRICULTURAL.   

 
 
RECOMMENDATION: 
The Planning Commission and staff recommend approval of an ordinance to rezone the property 
to NC, Neighborhood Conservation; CS, Community Services; UT, Urban Thoroughfare; and        
R-A, Residential-Agriculture with special consideration given to the environmentally sensitive wet 
prairie habitat as discussed herein. 
 
BACKGROUND:   
 
The City will soon begin construction on a major new street connection by extending Rupple Road 
approximately 1.5 miles south from the existing dead end of Rupple Road adjacent to Owl Creek 
Elementary to Martin Luther King Junior Boulevard. This road project will also be accompanied 
by a trail connection along the new corridor. The new road will be built as a Principal Arterial with 
four lanes and a boulevard. Round-a-bouts will be installed approximately every half mile at the 
planned east-west Collector Street intersections. Construction is scheduled to begin in 2015 and 
be completed by the end of 2016. 
 
The extension of Rupple Road has been included on the Master Street Plan for at least 15 years 
dating back to the Master Street Plan adopted in 2000. Rupple Road has long been planned as 
the major north-south transportation corridor in the city west of I-49. The completion of this major 
new infrastructure project will change traffic patterns and open up several hundred acres of 
farmland for development that currently has no or limited access. Staff has been in consultation 
with several developers and property owners in the vicinity that are anticipating building new 
development in this area after the completion of the city’s project. With multiple developers 
discussing potential rezonings and development of various pieces along this corridor, staff is 
bringing forward a comprehensive zoning proposal for the entire area to better enable staff, 
Planning Commission, and City Council to think through the rezoning of this property as a whole, 

 



 

rather than piecemeal applications from individual property owners. In addition, after the City 
Council approved the cross-section of Rupple Road to be designed, several council members 
requested that the mayor ask staff to prepare a zoning proposal for this new corridor, prior to its 
completion. 
 
Property Description: This is a large undeveloped area of approximately 642 acres within the City 
limits in between Wedington Drive and Martin Luther King Junior commercial corridors to the north 
and south, the Westside Wastewater Treatment Plant to the west, and the Mountain Ranch/I-49 
corridor to the east. The existing zoning of the proposed rezoning area is indicated in Table 1 and 
the surrounding land use and zoning is depicted in Table 2. 
 

Table 1 

Existing Zoning 
Acres 
(approximate) 

RSF-1, Residential Single Family One Unit per Acre 372 
R-A, Residential Agricultural 230 
RSF-8, Residential Single Family Eight Units per Acre 27 
RSF-4, Residential Single Family One Unit per Acre 13 
TOTAL 642 

 
Table 2 

Direction 
from Site 

Land Use Zoning 

North Cedar Crest Academy; Katherine’s Place (assisted 
living); single family residential; Owl Creek School 

RSF-4; R-A; P-1 

South Ozark Mountain Smokehouse; undeveloped;  
Commercial and office 

RSF-4; R-A  

East Undeveloped; rural residential;  
Magnolia Crossing Subdivision 

RSF-4; R-A; RSF-1; RMF-24; C-1 

West Mixed commercial; Walnut Crossing and The Coves 
Subdivisions; Westside Wastewater Treatment Plant  

R-O; R-A; R-PZD; R-A 

 
Request: The City Planning Division requests to rezone the south Rupple Road Corridor to the 
following zoning districts listed in Table 3, depicted in the attached rezoning exhibit, and generally 
described as follows: 
 

Table 3 

Proposed Zoning 
Acres 
(approximate) 

NC, Neighborhood Conservation 442.1 
CS, Community Services 107.3 
R-A, Residential Agricultural 77.3 
UT, Urban Thoroughfare 15.3 
TOTAL 642 

 
Staff recommends that form-based/mixed use zoning be concentrated around the Rupple Road 
corridor and Collector Street intersections, and that the periphery of the study area adjacent to 
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existing single family dwellings be rezoned for single family dwellings to provide adequate 
transition and compatibility amongst existing uses.  
DISCUSSION:  
 
April 13, 2015 Planning Commission: This request was discussed at the April 13, 2015 Planning 
Commission meeting. At that meeting seven members of the public spoke with their comments 
generally summarized as follows: 

• Three people spoke primarily about the unique wet prairie habitat of the area. 
• One person spoke about concerns with the Urban Thoroughfare zoning adjacent to the 

Magnolia Crossing neighborhood. 
• One person spoke about the development potential of the area. 
• One of the land owners in the rezoning area discussed that they have plowed and leveled 

these fields for farming for the past 50 years. 
• An adjoining neighbor discussed vehicular access into the Walnut Crossing neighborhood, 

support for the new Rupple Road, and preservation of the western half of the rezoning 
area. 

 
Prior to the April 27th Planning Commission meeting, staff met with several members of the public 
to discuss their concerns related to the natural resources on the subject property. As a result of 
that meeting, an exhibit was provided by the public to the Planning Commission generally 
indicating an area of this property they felt had the highest quality habitat. This exhibit is attached 
to the staff report. In addition, the rezoning proposal was modified in the southern portion of the 
property to provide additional buffer of NC, Neighborhood Conservation zoning between the 
Walnut Crossing and Magnolia Crossing neighborhoods and the proposed UT, Urban 
Thoroughfare zoning. 
 
April 27, 2015 Planning Commission: On April 27, 2015 the Planning Commission forwarded this 
item to the City Council with a recommendation for approval by a vote of 7-0-0, making a 
recommendation for the council to give special consideration to the environmentally sensitive 
areas discussed at the two Planning Commission meetings. In addition, the commission 
recommended that the council consider the possibility of a Future Land Use Plan Amendment to 
recognize sensitive habitat areas and/or a policy decision to accept parkland dedication instead 
of money for preservation of the sensitive wet prairie habitat as this property develops. One 
commissioner recommended that the council consider adopting an ordinance for conservation 
subdivision development patterns in this area.  
 
Two members of the public spoke at the April 27th meeting. One person discussed the exhibit of 
habitat areas and spoke in favor of the option to accept parkland for the wet prairie habitat, and 
the other person asked about the proximity of the UT zoning to the Magnolia Crossing 
neighborhood. 
 
BUDGET/STAFF IMPACT: 
N/A 
 
Attachments: 
CC Ordinance 
Exhibit A 
Planning Commission Staff Report 
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Chesser

Selby
7-0-0

Motion to forward with a recommendation for approval; paying special  
attention to the environmentally sensitive areas discussed at the two  
Planning Commission meetings. In addition, a recommendation that  
the council consider the possibility of a Future Land Use Plan  
amendment and/or accepting parkland for these sensitive upland  
prairie areas discussed and presented to the commission by the public.
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Figure 1. Map of proposed area to be developed with areas of Crawfish Frog activity highlighted. A proposed green space that would maintain some connectivity 
with Woolsey Wet Prairie Sanctuary is drawn.  

Legend  

  

agarner
Typewritten Text
Submitted by a member of the public at the April 27, 2015 Planning Commission meeting (pg. 1 of 2)



 

Figure 2. Zoomed in image of known Crawfish Frog activity and proposed green space.  

Legend  
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Submitted by a member of the public at the April 27, 2015 Planning Commission meeting (pg. 2 of 2)
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