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Planning Commission 
Work Session Agenda 

Date: Thursday, August 28, 2025 
Time: 4:30 PM 

Location: Bella Vista District Court 
2483 Forest Hills Blvd 

Planning Commission regular meetings are live streamed and archived for your 
convenience. View the meeting at its scheduled time or after at: 
https://bit.ly/bvmeetingslive.  
I. Call to Order 

II. Roll Call 
 Members: Daniel Ellis, PE, Chairman; Doug Farner, Vice-Chairman; Gail Klesen, 

Secretary; Clayton Sedberry, JB Portillo; Jack Wagnon, and Linda Lloyd. 

III. Consideration of Minutes 

 A. Regular Meeting Minutes - August 11, 2025 

IV. Unfinished Business 

 A. WVR-2025-59726(A): A waiver request on required right-of-way 
dedication associated with PLA 59124 near 411 Town Center (East); 
Parcel 16-40168-000; Applicant Crafton Tull; Presented by Planner Grady 

 B. PLA-2025-59124: A property line adjustment proposal located near 411 
Town Center (East); Parcel 16-40168-000; Applicant Crafton Tull; 
Presented by Planner Grady 

 C. WVR-2025-59726(B): A waiver request of retaining wall setback 
requirements for a proposed retaining wall located near 411 Town 
Center (East); Parcel 16-40168-000; Applicant Crafton Tull; Presented by 
Planner Hyatt 

V. New Business 

 A. RZN-2025-59940: A request to rezone the subject property from R-E 
Residential Estate to C-2 Light/Local Commercial near Lancashire Blvd 
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and Oakhill Drive; Parcel 16-43269-000;Applicant Jack Kehoe; Presented 
by Planner Grady 

 B. WVR-2025-60189: A waiver request of retaining wall setback 
requirements for an existing retaining wall located at 3 Buckingham 
Drive; Parcel 16-05904-000; Applicant Zachariah Smith; Presented by 
Planner Hyatt 

VI. Open Discussion 

VII. Announcements 
 A. The Board of Zoning Adjustment meeting will be on Monday, September 8, 2025 

at 4:30 pm directly followed by the Planning Commission regular meeting.  
B. The City Council Work Session will be Monday, September 15, 2025 at 5:30 pm.  
C. The City Council Regular Meeting will be on Monday, September 22, 2025 at 
6:00 pm.  
D. The Planning Commission Work Session will be Thursday, October 2, 2025 at 4:30 
pm. 

VIII. Adjournment 
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Planning Commission 
Regular Meeting Minutes 

August 11, 2025 
2483 Forest Hills Blvd 

I. CALL TO ORDER 
Vice-Chairman Farner called the meeting to order at 4:49 PM 
 

II. ROLL CALL 
Members: Daniel Ellis, PE, Chairman; Doug Farner, Vice-Chairman; Gail Klesen, Secretary; 
Clayton Sedberry; JB Portillo; Jack Wagnon, and Linda Lloyd.  
 
Member(s) Absent: Daniel Ellis. 
 

III. CONSIDERATION OF MINUTES 

A. Regular Meeting Minutes – July 14, 2025 

On a motion by Mr. Sedberry and a second by Ms. Klesen, the July 14, 2025 minutes were 
approved by a voice vote.  

IV. PUBLIC INPUT 

A. Vice-Chairman Farner opened the public input session. 
B. Vice-Chairman Farner closed the public input session.  

V. UNFINISHED BUSINESS  

VI. NEW BUSINESS 

 A. WVR-2025-60319: A waiver request on required lot length maximums associated with PLA 
60141 located at 5 Dewsbury Circle; Parcel 16-33907-000; Applicant Brendan Hayes; 
Presented by Senior Planner Hyatt.  

1. Senior Planner Hyatt presented the staff report in the packet. 
2. A discussion was held regarding the request. 
3. Applicant Brendan Hayes was present to answer questions. 
4. A motion to approve waiver 60319 was made by Ms. Portillo and a second was 

made by Ms. Lloyd.  
Linda Lloyd – Y 
Gail Klesen – Y 
Clayton Sedberry – Y 
JB Portillo – Y 
Jack Wagnon – Y 
Doug Farner - Y 
Daniel Ellis –  
Motion approved with six yes votes. (6-0) 
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 B. PLA-2025-60141: A property line adjustment between Lots 18 an 19, Block 15 of the York 
Subdivision located at 5 Dewsbury Circle; Parcel 16-33907-000; Applicant Brendan Hayes; 
Presented by Senior Planner Hyatt. 

1. Senior Planner Hyatt presented the staff report alongside item A. 
2. A discussion was held regarding the request. 
3. Applicant Brendan Hayes was present to answer questions. 
4. A motion to approve the property line adjustment was made by Ms. Lloyd and a 

second was made by Ms. Portillo. 

  Gail Klesen – Y 
Clayton Sedberry – Y 
JB Portillo - Y        
Jack Wagnon – Y 
Linda Lloyd – Y 
Doug Farner - Y 
Daniel Ellis -     
Motion approved with six yes votes. (6-0) 

 

   
 

 C. Public Hearing ORDINANCE: A proposed new Small Cell Facilities Ordinance: Presented by 
Director Robertson. 

1. Director Robertson gave a summary of the proposed ordinance requirements. 
2. Discussion was held regarding the proposal. 
3. Vice-Chairman Farner opened the public hearing. 
4. Vice-Chairman Farner closed the public hearing. 
5. A motion to send the proposal to city council with recommendation to approve 

was made by Mr. Wagnon with a second by Ms. Klesen.  
 

Clayton Sedberry – Y 
Doug Farner – Y 
JB Portillo - Y        
Jack Wagnon – Y 
Linda Lloyd – Y 
Gail Klesen – Y 
Daniel Ellis -     

Motion approved with six yes votes. (6-0) 
 

 
VII. COMMITTEE REPORTS 
 None.  
 
VIII. OPEN DISCUSSION 

A. None 

IX. ANNOUNCEMENTS 
 A summary of upcoming meetings was announced.  
 
IIX. ADJOURNMENT  
 Vice-Chairman Farner adjourned the meeting at 5:00 pm.  
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 SUBMITTED BY:  

  ___________________________________ 
  Sarah Costa, Office Manager  
  City of Bella Vista 
 

 APPROVED AND ACCEPTED THIS 8TH DAY OF SEPTEMBER 2025:   

  

  ____________________________________ 
  Daniel Ellis, P.E., Chairman 
  Bella Vista Planning Commission 
 

  ____________________________________ 
  Gail Klesen, Secretary 
  Bella Vista Planning Commission 
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PLANNING COMMISSION STAFF REPORT 

City of Bella Vista, Arkansas | Planning and Development Department located at 101 Town Center Bella Vista, AR 72714 
PO Box 5655 Bella Vista, AR 72714 | Phone: 479-855-8285 | planning@bellavistaar.gov  

Meeting Information:  
2483 Forest Hills Blvd 
August 28, 2025 at 4:30 pm 
Reviewer:  
Jessica Grady, CNU-A 
Planning Technician 

Project Number WVR 59726(A) & PLA 
59124 

Applicant Crafton Tull 
Address/Location 411 Town Center 
Current Zoning C-3; Central Commercial
Site Area  7.82 acres 
Nature of 
Request 

Requesting property line 
adjustment for Town Center 
Renovation Phase 3; Waiver 
of 107-130(4) adequate 
street ROW. 

Zoning Map 

Future Land Use 

Property Description 
This property is located in the central area of Bella 
Vista City Limits on Parcel #16-40168-000, block 11-14, 
21-34, 59 & PT SE SW. Town Center North Commercial 
Subdivision.

Regulation
Sec. 107-128, Incidental Subdivision Review and 
Approval; Sec. 107-130(4) states, review criteria for 
approval or disapproval of incidental subdivisions shall 
be given based on the following threshold guidelines: 
There is adequate street right-of-way as required by 
these regulations and the master street plan.

Request
The applicant is requesting a property line adjustment 
and a waiver of Sec. 107-130 (4), for adequate ROW of 
50’ for the HWY 71 on-ramp, that is identified as major 
arterial on the Master Street Plan.

Background
The purpose of this request is to clarify and adjust 
property lines to support a Large-Scale Development 
(LSD-2025-58745) previously approved by the Planning 
Commission on June 9, 2025. This project pertains to 
the redevelopment of the Town Center, located 
immediately adjacent to the HWY 71 on-ramp.
This previously tabled item, has been updated to 
include a detailed depiction of the proposed property 
lines. To ensure clarity, transparency, and alignment 
with established land use protocols, staff requested 
the applicant submit updated site illustrations 
accurately reflecting the proposed parcel 
boundaries. The revised drawings have been received 
and staff has determined that they meet all 
applicable Commercial-3 (C-3) zoning requirements.
Surrounding Land Uses includes, R-1 (Single-Family 
Residential), C-1 (Neighborhood Commercial), and 
C-3 (Central Commercial) districts. The 
Comprehensive Plan 2040 designates this area as 
Type-1 Neighborhood Center, envisioned to support a 
mix of residential, commercial, and civic uses. The 
Master Street Plan designates Lancashire Blvd as a 
major arterial, Town Center as non-classified, and 
requires a 50-foot right-of-way dedication along the 
HWY 71 on-ramp. This site lies adjacent to a priority one 
bike lane and is not located within a designated 
floodplain.

Public Comment
None at the time of this report.

Outstanding Technical Comments
There are outstanding comments from Carroll Electric 
and Runway Group at this time. Staff is still awaiting 
the corrected drawings which should include the 
required dedicated easements. 

Recommendation
Staff recommends approval of this replat so long as 
remaining comments are met and PC approves the 
waiver. 
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PLANNING COMMISSION STAFF REPORT 
 

 
City of Bella Vista, Arkansas | Planning and Development Department located at 101 Town Center Bella Vista, AR 72714  

PO Box 5655 Bella Vista, AR 72714 | Phone: 479-855-8285 | planning@bellavistaar.gov  

Sec. 107-35 Waiver Review Requirements   

When, by the strict interpretation of Chapter 107, an applicant incurs undue restrictions on the 
physical property to be subdivided or developed, a waiver for such requirements may be granted by 
the planning commission. Under no circumstance should a waiver be granted because of a personal 
hardship or for personal or emotional reasons. Waivers shall not be granted based strictly on financial 
hardship. A waiver is determined by the strict interpretation and enforcement of the rules and 
regulations upon a given piece of property to be subdivided or developed. No waiver shall be 
granted unless the planning commission finds all of the following: 

1. That there are special circumstances or conditions affecting the land involved such that 
the strict application of the provision of these regulations would deprive the applicant 
of the reasonable use of this land. 

2. That the waiver is necessary for the preservation and enjoyment of a substantial 
property right of the applicant. 

3. That the granting of the waiver will not be detrimental to the public health, safety and 
welfare or injurious to other property in the area. 

4. That the granting of the waiver will not have the effect of preventing the orderly 
subdivision of other land in the area in accord with the provision of these regulations. 

Four affirmative votes of the planning commission's authorized membership shall be necessary for the 
passage of any waiver.  

Sec. 107-35 Waiver Review Procedures 

• Under exceptional circumstances, the planning commission may grant waivers at the time of 
final plat approval. 

• In granting the waiver, the planning commission shall prescribe any conditions that it deems 
necessary to or desirable in the public interest. 

• In considering the petition for a waiver, the planning commission shall take into account the 
nature of the proposed use of land involved, existing uses of land in the area, proximity to 
public utilities, the number of persons who will reside or work in the proposed subdivision, and 
the probable effect of such waiver upon traffic conditions and upon the public health, safety 
and general welfare in the vicinity. 

• The findings of the planning commission, together with the specific facts upon which findings 
are based, shall be incorporated into the official minutes of the planning commission meetings 
at which such waiver is granted. Waivers may be granted only when in harmony with the 
general purpose and intent of these regulations. 

 

 

 

 

 

Sec. 107-128 Incidental Subdivision Review and Approval  
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PLANNING COMMISSION STAFF REPORT 
 

 
City of Bella Vista, Arkansas | Planning and Development Department located at 101 Town Center Bella Vista, AR 72714  

PO Box 5655 Bella Vista, AR 72714 | Phone: 479-855-8285 | planning@bellavistaar.gov  

Planning Commission Approval:  

1. Applicability. The planning commission shall approve, approve with conditions, or disapprove 
any incidental subdivision that is not being administratively approved as set forth in section 
107-128(a) of this section. 

2. Action. Within 60 days of receipt of the complete plat from the applicant, the planning 
commission shall take action on the incidental subdivision. If the plans are approved with 
conditions, the conditions shall be set forth in written form to the owner/developer. The 
signature of the owner/developer on the form setting forth the conditions of approval shall be 
deemed his agreement to comply with said conditions, whereupon a building permit may be 
issued. Disapproval of the plat shall be transmitted to the applicant with the reasons therefor 
within 15 days after the meeting at which the plat was disapproved. 

3. Any incidental subdivision that dedicates street rights-of-way or easements to the public that 
has been approved by the planning commission shall constitute acceptance of said 
dedication. 

4. Approval signatures. All planning commission approvals of incidental subdivisions shall be 
signified by the signature of the planning commission chairman upon the development plan. 

 

Sec. 107-130 Incidental Subdivision Review Criteria  

Approval or disapproval of incidental subdivisions shall be given based on the following threshold 
guidelines: 

5. No new street or alley is required or proposed. 
6. No vacation of streets, alleys, setback lines, access control or easements is required or 

proposed. 
7. Such action will not result in any significant increases in public service requirements, nor 

will interfere with maintaining existing public service levels. 
8. There is adequate street right-of-way as required by these regulations and the master 

street plan. 
9. All easement requirements have been satisfied. 
10. All lots created by such split or readjustment shall have access on a public street. 
11. No substandard sized lots or parcels shall be created. 
12. No waivers or variances from these regulations are requested. 

 

Page 8 of 52

mailto:planning@bellavistaar.gov


May 20, 2025 

Bella Vista Planning Department 
2483 Forest Hills Blvd 
Bella Vista, AR 72715 

Re: Waiver Request from Right-of-Way Dedication along Northbound Hwy 71 On-Ramp 
Lot Combination Plat-Town Center NE Commercial Subdivision  
Bella Vista, AR 
CTA No. 19105800 
Sec. 107-130(4) – Right-of-Way Dedication Per Master Street Plan 

Dear Planning Department Staff, 

I am writing to request a waiver from the requirement specified in Section 107-130(4) of the Bella 

Vista Code of Ordinances related to the dedication of right-of-way for a proposed lot combination 

located along the northbound on-ramp of Highway 71. 

Per the Bella Vista Master Street Plan, this on-ramp or adjacent frontage road is currently identified 

as a major arterial, which triggers a requirement for 50 feet of right-of-way dedication to the 

Arkansas Department of Transportation (ARDOT). However, after consultation with ARDOT, we 

have confirmed that they do not require any right-of-way dedication for this project. 

Additionally, we believe that the classification of the on-ramp as a major arterial is not consistent 

with the traditional definition of such roadways and may not be appropriate in this specific context. 

While we acknowledge and agree that Highway 71 itself is correctly identified as a major arterial, 

the on- and off-ramps do not appear to function as independent arterials and are instead integral 

components of the highway system. 

It is our understanding that the designation of ramps and frontage roads in the Master Street Plan is 

subject to staff interpretation and discretion. In light of ARDOT’s position and the functional 

characteristics of the ramp, we respectfully request that staff consider granting a waiver from 

Section 107-130(4), which requires that "there is adequate street right-of-way as required by these 

regulations and the master street plan." 

If you have any questions or concerns, please do not hesitate to contact us at your earliest 

convenience. Thank you for your thoughtful consideration of this request. 

Sincerely, 

Taylor Lindley, P.E. 
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Crafton Tull
www.craftontull.com
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Crafton Tull
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PLANNING COMMISSION STAFF REPORT 

City of Bella Vista, Arkansas | Planning and Development Department located at 101 Town Center Bella Vista, AR 72714 
PO Box 5655 Bella Vista, AR 72714 | Phone: 479-855-8285 | planning@bellavistaar.gov  

Meeting Information: 
2483 Forest Hill Blvd 
August 28, 2025 at 4:30 pm 
Reviewer: 
Christopher Hyatt 
Senior Planner 

Project Number WVR-2025-59726 (B) 
Applicant Crafton Tull 
Address/Location 404 Towncenter 
Current Zoning C-3 Central Business

District
Site Area +/-7.82 acres 
Nature of 
Request 

Seeking a waiver of Sec. 
107-342(e)(2).

Zoning Map

Future Land Use Plan 

Property Description 
This property is located in the North central area of 
Bella Vista City Limits and is located on Parcel #16-
40168-000. The Towncenter Subdivision.  

Regulation 
Sec. 107-342(e)(2) states retaining walls shall be 
placed a minimum of 7.5 feet or 1.5 times the 
height of the wall, whichever is greater, away from 
all property lines. In cases where the retaining wall 
is supporting an access drive, the wall shall be 
allowed up to the front property line. 

Request 
The applicant is requesting a waiver of retaining 
wall separation requirements alongside a 
previously approved Large-Scale Development for 
the site reconstruction of a parking lot and 
retaining wall along the western side of the existing 
Towncenter Shopping Center. 

Background 
Staff Note: A property line adjustment and waiver 
request are accompanying the large-scale 
development request that was previously 
approved, along with this waiver request as part of 
the retaining wall reconstruction of the large-scale 
development.  

The subject site is zoned C-3 Central Business 
District and is within the current Towncenter 
development. The western side of the Towncenter 
Shopping Center has remained vacant for quite 
some time with some of the buildings having been 
previously demolished. The applicant is proposing 
to reconstruct the parking lot, removing the 
existing remnants of the previously demolished 
structures, returning the area to greenspace, while 
also replacing the existing retaining wall. With the 
proposed property line adjustment and 
reconstruction of the retaining wall, property line 
setbacks will no longer be met, thus requiring the 
waiver request. The max height of the wall sit just 
over 13.5’ requiring 20.4’ of separation from the 
newly proposed property line. As it exists, the wall 
will site roughly 3.9’ from the proposed property 
line. Towncenter is a private road and per the 
Master Street Plan, the site is surrounded by Major 
Arterials to the West and South  

Public Comment 
None at the time of this report. 

Outstanding Technical Comments 
None at the time of this report. 
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PLANNING COMMISSION STAFF REPORT 
 

 
City of Bella Vista, Arkansas | Planning and Development Department located at 101 Town Center Bella Vista, AR 72714  

PO Box 5655 Bella Vista, AR 72714 | Phone: 479-855-8285 | planning@bellavistaar.gov  

Sec. 107-35 Waiver Review Requirements   

When, by the strict interpretation of Chapter 107, an applicant incurs undue restrictions on the 
physical property to be subdivided or developed, a waiver for such requirements may be granted by 
the planning commission. Under no circumstance should a waiver be granted because of a personal 
hardship or for personal or emotional reasons. Waivers shall not be granted based strictly on financial 
hardship. A waiver is determined by the strict interpretation and enforcement of the rules and 
regulations upon a given piece of property to be subdivided or developed. No waiver shall be 
granted unless the planning commission finds all of the following: 

1. That there are special circumstances or conditions affecting the land involved such that 
the strict application of the provision of these regulations would deprive the applicant 
of the reasonable use of this land. 

2. That the waiver is necessary for the preservation and enjoyment of a substantial 
property right of the applicant. 

3. That the granting of the waiver will not be detrimental to the public health, safety and 
welfare or injurious to other property in the area. 

4. That the granting of the waiver will not have the effect of preventing the orderly 
subdivision of other land in the area in accord with the provision of these regulations. 

Four affirmative votes of the planning commission's authorized membership shall be necessary for the 
passage of any waiver.  

Sec. 107-35 Waiver Review Procedures 

• Under exceptional circumstances, the planning commission may grant waivers at the time of 
final plat approval. 

• In granting the waiver, the planning commission shall prescribe any conditions that it deems 
necessary to or desirable in the public interest. 

• In considering the petition for a waiver, the planning commission shall take into account the 
nature of the proposed use of land involved, existing uses of land in the area, proximity to 
public utilities, the number of persons who will reside or work in the proposed subdivision, and 
the probable effect of such waiver upon traffic conditions and upon the public health, safety 
and general welfare in the vicinity. 

• The findings of the planning commission, together with the specific facts upon which findings 
are based, shall be incorporated into the official minutes of the planning commission meetings 
at which such waiver is granted. Waivers may be granted only when in harmony with the 
general purpose and intent of these regulations. 
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June 2, 2025 
 
Bella Vista Planning Department 
2483 Forest Hills Blvd 
Bella Vista, AR 72715 
 
Re:  Waiver Request from Retaining Wall Placement Requirements 

Retaining Wall Permit -Town Center E Commercial Subdivision  
Bella Vista, AR 
CTA No. 19105800 
Sec. 107-342(e)(2) – Retaining Wall Placement. Setbacks from Property Lines 

 

Dear Planning Department Staff, 

I am writing to request a waiver from the requirement specified in Sec. 107-342(e)(2) of the Bella 

Vista Code of Ordinances related to the placement the proposed reconstruction of a retaining wall 

as part of the Town Center East improvements.  

Per the Bella Vista stated requirements, a proposed retaining wall shall be placed a minimum of 7.5 

feet or 1.5 times the height of the wall, whichever is greater, away from all property lines. However, 

the stated section does make an exception for walls supporting an access drive allowing them to be 

placed at the front property line.  

The section of proposed retaining wall along the north property line (running east and west) will 

support Town Center Dr. Thus, the wall would meet the qualifications for the placement 

requirement to be waived. Additionally, it should be noted that the improvements proposed are a 

reconstruction of an existing retaining wall and the proposed wall will be in the same location.  

Given that the ordinance allows for an exception for walls supporting an access drive and that we 

are proposing the reconstruction of an existing wall in the same location, we respectfully request 

that staff grant a waiver from Sec. 107-342(e)(2), which requires that “a proposed retaining wall 

shall be placed a minimum of 7.5 feet or 1.5 times the height of the wall, whichever is greater, away 

from all property lines."  

If you have any questions or concerns, please do not hesitate to contact us at your earliest 

convenience. Thank you for your thoughtful consideration of this request. 

 

Sincerely, 

 

Evan McMahon, P.E. 
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KEYSTONE CAP UNITS STA STATION ALONG RETAINING WALL ALIGNMENT

KEYSTONE COMPAC III BLOCK UNITS "L" MINIMUM GEOGRID EMBEDMENT LENGTH

8-INCH LEVELING PAD TOW ELEVATION AT TOP OF CAP BLOCK

MIRAGRID 3XT STRUCTURAL GEOGRID BOW ELEVATION AT BOTTOM OF BLOCK; TOP OF
LEVELING PAD

FINISHED GRADE AT TOP OF WALL INDICATES CHANGE IN GRID ELEVATION

FINISHED GRADE AT BOTTOM OF WALL

"L"=9'

1035.00

ASPHALT

CLAYEY GRAVEL

POORLY GRADED SAND
WITH CLAY
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2000 PSI NON SHRINK GROUT TO
MEET ASTM C 1107-05 STANDARD

SPECIFICATION (TYP.)

DAYLIGHT DRAIN
THROUGH WALL FACE

FINISHED GRADE AT
BOTTOM OF WALLSPACING VARIES

30 FEET MAX

1ST COURSE ABOVE GRADE
2ND COURSE ABOVE GRADE

SUB-DRAIN DETAIL FOR TYPICAL WALL SECTION (N.T.S.)

PROFILE VIEW

PLAN VIEW

DAYLIGHT DRAIN
THROUGH WALL FACE

4" DIAMETER PERFORATED
ADS OR PVC PIPE WRAPPED

IN FABRIC

REMOVE PORTION OF
ADJACENT UNITS TO ALLOW
DRAIN TILE THROUGH FACE

2" CUT

PROVIDE 4" DIAMETER SOLID DRAIN
PIPE WEEPHOLES AT MAXIMUM 30' ON
CENTER (TYP.). SEE DETAIL THIS SHEET

EXCAVATION PER OSHA
REQUIREMENTS (TYP.)

BOW EL. (VARIES)

TOW EL. (VARIES)

1

8

14"- 18"

REINFORCED BACKFILL SEE SHEET
RW-2 FOR SPECIFICATIONS

MINIMUM 1-FOOT OF UNIT FILL/DRAINAGE
BEHIND BLOCK COURSES (TYP.)

RETAINED BACKFILL SHALL MEET
ENGINEERING PROPERTIES OUTLINED

IN THE TECHNICAL SCOPE OF WORK

1-FOOT (TYP.)

D
ES

IG
N

 W
A

LL
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H
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"H
"
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14
.3

3'
 M

A
XI

M
U

MMINIMUM GEOGRID LENGTH "L"

MINIMUM 8-INCH LOW PERMEABLE
(CLAYEY) COMPACTED ON-SITE SOILS

FINISHED GRADE AT TOP
OF WALL PER CIVIL PLANS

KEYSTONE CAP
UNIT (TYP.)

KEYSTONE COMPAC III
BLOCK UNIT (TYP.)

4" DIAMETER PERFORATED ADS OR
PVC PIPE WRAPPED IN FABRIC. SEE

SUB-DRAIN DETAIL THIS SHEET.

MIRAGRID GEOGRID REINFORCEMENT (TYP.). SEE
WALL PROFILE FOR GEOGRID TYPE, MINIMUM

EMBEDMENT LENGTH AND LAYER ELEVATIONS.

8-INCH COMPACTED GRAVEL LEVELING PAD (TYP.)
SEE DETAILS FOR OPTIONS ON LEVELING PAD TREATMENT
WHERE BEDROCK IS ENCOUNTERED AT BASE OF WALL.

CUT GEOGRIDS NEATLY
AROUND SLEEVE-IT SYSTEM

SLEEVE-IT ™ SYSTEM OR EQUIVALENT.
SEE DETAILS ON SHEET RW-D3.

LOW-PERMEABLE (CLAYEY)
COMPACTED ON-SITE SOILS

FINISHED GRADE AT
BOTTOM OF WALL
PER CIVIL PLANS

TYPICAL RETAINING WALL A CROSS SECTION
N.T.S1

SCREEN FENCE OR HANDRAIL PER BUILDING CODE (DESIGN BY OTHERS)

PROPOSED PAVING BY OTHERS. CONSTRACTOR SHALL
COORDINATE WITH OTHER TRADES TO ENSURE PROPER
EXTENTS OF MSE WALL REINFORCED BACKFILL ALLOWS
FOR PROPOSED PAVENMENT SECTION CONSTRUCTION
PRIOR TO WALL CONSTRUCTION

VARIES PER GRADING PLANEXISTING GRADE
PER CIVIL PLANS

WHERE THE BACK OF GEOGRID IS LOCATED WITHIN OR
IMMEDIATELY ADJACENT TO PAVEMENT CURBING/SIDEWALK, IT IS

RECOMMENDED TO EXTEND THE TOP TWO GEOGRIDS A MINIMUM
OF 5 FEET BEYOND THE MINIMUM DESIGN GEOGRID EMBEDMENT

LENGTH "L" TO REDUCE POTENTIAL DIFFERENTIAL MOVEMENT IN
THE PAVEMENT SURFACE. SEE DISCUSSION ON THIS SHEET.

SKEW GEOGRID A MAXIMUM OF
15° TO AVOID CLAYEY SOILS

Backfill Movement and Soil Cracks
Mechanically Stabilized Earth (MSE) retaining walls are flexible reinforced soil masses, which
interact with the foundation and retained backfill zones to provide a stable retaining structure.
These soil zones have different stress/strain/consolidation properties which can result in
differential movements and strain of the reinforced and retained soil matrix.

Relative movement of the soil masses is typically noted in taller wall or tiered structures with
small soil cracks occuring behind the wall structure near the boundary of soil zones with different
strain properties. Experience has shown that this type of soil cracking is most noticeable after
very heavy rainstorms where the additional saturated soil weight and seepage pressure involved
can cause slight differential movement of the masses. A wall schematic and possible causes are
shown below:

1) Consolidation of reinforced zone
backfill - Any settlement of reinforced fill
relative to adjacent soils may cause
cracking at the end of reinforcement. If
soils are placed and compacted in dry
conditions, water can cause secondary
consolidation of the reinforced fill and
cracking at the end of the reinforced zone.

2) Consolidation of retained soil wedge -
Similar to Item 1 causing cracking at the
back of fill wedge relative to existing soils.

3) Lateral wall movement due to active
earth pressure state - lesser quality
backfill soils exhibit higher lateral
movement to mobilize the active earth
pressure state. If the reinforced wall mass
strains laterally, the fill must settle
accordingly and cracking can occur.

4) Foundation settlement - The foundation
soils of many wall structures have not
experienced the loading from the new fill
which can cause differential settlement
between the wall volume and cut slope.

5) Toe Settlement - The wall toe can
experience more settlement than the wall
heel due to the lack of overburden or
confining pressure resulting in slight lateral
wall movement in the upper wall section
and tension cracking at the end of
reinforcement.

Possible causes of soil cracking

Soil cracks can also be a sign of global instability or continuing settlement which requires
evaluation by a geotechnical engineer. However, most minor soil cracking observed is structurally
insignificant to the long term performance of the wall structure but can lead to reflective cracks in
pavement sections and/or separation of curbs when of greater magnitude.

Significantly increasing the length of the upper reinforcement levels to help bridge the potential
crack zones can be prudent precaution for projects with flexible pavements extending over all
zones. High quality backfill, proper backfill placement and compaction, and firm foundations are
the best precautions against soil cracking.
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TYPICAL RETAINING WALL CROSS SECTION (NOT TO SCALE)
WHERE SHALLOW BEDROCK IS ENCOUNTERED

MINIMUM 1-FOOT OF UNIT FILL/DRAINAGE
BEHIND BLOCK COURSES (TYP.)
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EXCAVATION PER OSHA
REQUIREMENTS (TYP.)

BOW EL. (VARIES)

TOW EL. (VARIES)

8

1
4"- 18"

REINFORCED BACKFILL SEE SHEET
RW-2 FOR SPECIFICATIONS

RETAINED BACKFILL SHALL MEET
ENGINEERING PROPERTIES OUTLINED

IN THE TECHNICAL SCOPE OF WORK

KEYSTONE COMPAC II
BLOCK UNIT (TYP.)

MIRAGRID GEOGRID REINFORCEMENT (TYP.). SEE
WALL PROFILE FOR GEOGRID TYPE, MINIMUM

EMBEDMENT LENGTH AND LAYER ELEVATIONS.

FINISHED GRADE AT
BOTTOM OF WALL
PER CIVIL PLANS

EXCAVATE LIMESTONE FACE TO PLACE
A MINIMUM OF 1 FOOT OF DRAINAGE
GRAVEL AND KEYSTONE BLOCKLIMESTONE

BEDROCK

PROVIDE 4" DIAMETER SOLID DRAIN
PIPE. WEEPHOLES AT MAXIMUM 30' ON
CENTER (TYP.). SEE DETAIL THIS SHEET

SEE GEOGRID ATTACHMENT TO ROCK
ANCHOR/STEEL PIPE DETAIL ON THIS SHEET

MIRAGRID 3XT STRUCTURAL GEOGRID.
SEE SPECIFICATIONS FOR DETAILS.

4" DIAMETER PERFORATED ADS OR
PVC PIPE WRAPPED IN FABRIC. SEE

SHEET RW-07 SUB-DRAIN DETAIL.

ANCHOR ROW B

ANCHOR ROW A

ROCK ANCHORS PLACED IN COMPETENT LIMESTONE BEDROCK
SHALL BE 4 FOOT LONG (TYP.) IN A MINIMUM 3-INCH DIAMETER

DRILL HOLE, PLACED EVERY 6 BLOCKS VERTICALLY AT A MAXIMUM
OF 5 FOOT O.C. HORIZONTALLY.

15.0° (TYP.)

MINIMUM 8-INCH LOW PERMEABLE
(CLAYEY) COMPACTED ON-SITE SOILS

FINISHED GRADE AT TOP
OF WALL PER CIVIL PLANS

2

MINIMUM GEOGRID LENGTH "L"

PROVIDE #4 GRADE 60 REINFORCING BAR
@ 32'' O.C. SEE DETAILS THIS SHEET.

VARIES PER GRADING PLAN

CUT GEOGRIDS NEATLY
AROUND SLEEVE-IT SYSTEM

SLEEVE-IT ™ SYSTEM OR EQUIVALENT.
SEE DETAILS ON SHEET RW-D3.

SCREEN FENCE OR HANDRAIL PER BUILDING CODE (DESIGN BY OTHERS)

EXISTING BEDROCK FACING

GEOGRID ATTACHMENT TO ROCK
ANCHOR/STEEL PIPE DETAIL

AISC GALVANIZED PIPE 3 X-STRONG STEEL PIPE
WITH A MINIMUM SECTION MODULUS OF 2.11 IN³.

CONTINUOUS AT ALL GEOGRID LAYER ELEVATIONS.

MIRAGRID GEOGRID REINFORCEMENT
(TYP.) WRAPPED AROUND STEEL PIPE AS
SHOWN.

WILLIAMS FORM  ALL-THREAD #5 GRADE
60 GALVANIZED REBAR PLACED IN A
3-INCH DIAMETER DRILL HOLE, PLACED
AT A  MAXIMUM HORIZONTAL SPACING OF
5-FEET O.C.

AGGREGATE BASE COURSE (ABC), SAND,
GROUT OR CONCRETE BETWEEN
CONCRETE SURFACE AND BLOCK UNIT TO
PROVIDE LEVEL SURFACE

KEYSTONE COMPAC III BLOCK UNIT; PLACE
REINFORCMENT BARS IN KEYSTONE BLOCK.
GROUT HOLES SOLID USING 2000 PSI GROUT
AT LOCATION OF VERTICAL
REINFORCEMENT BARS.

REINFORCING BAR / BLOCK CONNECTION DETAIL 

LIMESTONE BEDROCK
SURFACE

16"

NON-SHRINK GROUT
DOWEL IN PLACE

GRAVEL FILL

 # 4 VERTICAL REINFORCING BAR @32'' O.C. APPLY
ADHESIVE OR EPOXY TO PROVIDE MECHANICAL
CONNECTION TO BEDROCK

5 FEET (TYP.)

4' MAX.

ROCK ANCHOR

GEOGRID ANCHOR PIPE

GEOGRID ANCHOR PIPE DETAILS (NTS)
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RETAINING WALL CROSS SECTION  AT STORM PIPE OUTLET (NOT TO SCALE)

8

14"- 18"

REINFORCED BACKFILL SEE SHEET
RW-2 FOR SPECIFICATIONS

RETAINED BACKFILL SHALL MEET
ENGINEERING PROPERTIES OUTLINED

IN THE TECHNICAL SCOPE OF WORK

MINIMUM 8-INCH LOW PERMEABLE
(CLAYEY) COMPACTED ON-SITE SOILS

FINISHED GRADE AT TOP
OF WALL PER CIVIL PLANS

3

MINIMUM GEOGRID LENGTH "L"

15°
EXCAVATION PER OSHA

REQUIREMENTS (TYP.)

CUT GEOGRID NEATLY
AROUND STORM INLET

MINIMUM 1-FOOT OF UNIT FILL/DRAINAGE
BEHIND BLOCK COURSES (TYP.)
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67

' M
A

XI
M
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M

LOW-PERMEABLE (CLAYEY)
COMPACTED ON-SITE SOILS

FINISHED GRADE AT
BOTTOM OF WALL
PER CIVIL PLANS

MIRAGRID GEOGRID REINFORCEMENT (TYP.). SEE
WALL PROFILE FOR GEOGRID TYPE, MINIMUM

EMBEDMENT LENGTH AND LAYER ELEVATIONS.
8-INCH COMPACTED GRAVEL
LEVELING PAD (TYP.)

KEYSTONE CAP
UNIT (TYP.)

BOW EL. (VARIES)

TOW EL. (VARIES)

1' MIN CONCRETE COLLAR. SEE
DETAILS THIS SHEET.

VARIES PER GRADING PLAN

 18'' RCP STORM PIPE

SKEW GEOGRID A MAXIMUM OF
15° TO AVOID 18'' STORM PIPE

EXISTING GRADE
PER CIVIL PLANS

SLEEVE-IT ™ SYSTEM OR EQUIVALENT.
SEE DETAILS ON SHEET RW-D3.

SCREEN FENCE OR HANDRAIL PER BUILDING CODE (DESIGN BY OTHERS)

15°

CUT GEOGRIDS NEATLY
AROUND SLEEVE-IT SYSTEM

KEYSTONE COMPAC III
BLOCK UNIT (TYP.)

KEYSTONE COMPAC III
BLOCK UNITS

MIRAGRID STRUCTURAL
GEOGRID

SKEWED GEOGRID WHEN CONDUIT EXISTS

REINFORCED BACKFILL

UNIT FILL/DRAINAGE
LAYERRETAINED

BACKFILL
EXTEND UNIT FILL/DRAINAGE

LAYER 12 INCHES BEHIND
BLOCK UNITS

CONDUIT

TO AVOID CONFLICT OF CONDUIT,
VERTICALLY SKEW GEOGRID A MAX

OF 15°. PROVIDE A MIN OF 4" OF SOIL
BETWEEN CONDUIT AND SKEWED GEOGRID

A

A

SECTION A-A

12 INCHES30 INCHES

3"

30 INCHES

2-#4 GRADE 60 REBAR, BEND TO
CONFORM TO PIPE

2"

REINFORCED
CONCRETE
HEADWALL

2 #4 GRADE 60
REBAR (TYP)

#4 GRADE 60
REBAR (TYP.)

18" PIPE
PER CIVIL
PLANS

CONCRETE HEADWALL REINFORCEMENT DETAIL (NTS.)

2"

2"

2"

2"

BB

#4 GRADE 60
REBAR (TYP.)

SECTION B-B

DRAINAGE PIPE PER
CIVIL PLANS

12 INCHES

2"2"
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KEYSTONE COMPAC III
BLOCK UNITS

MIRAGRID STRUCTURAL
GEOGRID

LIMITS OF UNIT FILL AND REINFORCED BACKFILL

REINFORCED BACKFILL
GRAVEL FILL

RETAINED
BACKFILL

EXTEND GRAVEL FILL
 12 INCHES BEHIND

BLOCK UNITS

12"+/-

MIRAGRID
STRUCTURAL

GEOGRID LONG AXIS OF STRUCTURAL GEOGRID
APERTURE PERPENDICULAR TO WALL FACE

MINIMUM GEOGRID EMBEDMENT LENGTH "L"

GEOGRID ORIENTATION ON BLOCK

CONNECTING PINS

KEYSTONE COMPAC III
BLOCK UNIT

NOTE: PARTS OF GEOGRID BEYOND
LAST CROSS BAR ARE NOT INCLUDED
IN REQUIRED MINIMUM EMBEDMENT

KEYSTONE COMPAC III
BLOCK UNIT

4" KEYSTONE CAP UNIT

KEYSTONE COMPAC III BLOCK DETAIL
UNIT FACE

8"

4"

ALL BLOCK COURSES SHOWN BELOW CAP UNIT ARE 8" HIGH BY 18"
WIDE BY 12" DEEP SEGMENTAL CONCRETE FACING UNITS. ATTACH
UNITS WITH CONSTUCTION ADHESIVE OR EPOXY.

CAP STEP DETAIL

LEVELING PAD STEP DETAIL

8-INCH GRAVEL LEVELING PAD;
SEE PAD DETAIL FOR CROSS SECTION;
BATTER PAD AT EACH STEP IN WALL

KEYSTONE COMPAC III
BLOCK UNIT9" 18"

9"

KEYSTONE COMPAC III
BLOCK UNIT OR USE TWO
KEYSTONE MINI-CAP UNITS

KEYSTONE MINI-CAP UNITS (TYP.)

Strength Direction

SLEEVE-IT™ SD1 COMPONENTS

PERFORATED LID

FEET

TOWER

POCKET

UNIT BACK

BASE

UNIT FRONT

FENCE POST OR
HANDRAIL (BY OTHERS)

KEYSTONE CAP UNIT

KEYSTONE COMPAC III
BLOCK UNITS

FILL SLEEVE WITH
CONCRETE, SET

FENCE POST.

CUT THE GEOGRID
NEATLY AROUND THE
SLEEVE-IT™ SYSTEM

AS NECESSARY

MIRAGRID STRUCTURAL
GEOGRID

REINFORCED
BACKFILL ZONE

SET POSITION OF SLEEVE
IMMEDIATELY BEHIND
TOPMOST COMPAC UNIT.

FENCE POST INSTALLATION USING SLEEVE-IT™ SD-1

SLEEVE-IT™ SD-1

OPTION 1

6"

KEYSTONE COMPAC III
BLOCK UNIT

EXISTING
LIMESTONE
BEDROCK

IF BEDROCK IS ENCOUNTERED AT OR ABOVE PROPOSED
MSE BOTTOM OF WALL ELEVATION, PROVIDE # 4 VERTICAL
REINFORCING BAR @32'' O.C. APPLY ADHESIVE OR EPOXY

TO PROVIDE MECHANICAL CONNECTION TO BEDROCK

TOE OF WALL

OPTION 2

6"

KEYSTONE COMPAC III
BLOCK UNIT

EXISTING
SOIL

IF BEDROCK IS NOT ENCOUNTERED BELOW PROPOSED MSE
BOTTOM OF WALL ELEVATION (VARIES, SEE WALL PROFILE),
EXCAVATE INTO SOIL TO PLANNED BOTTOM OF WALL INTO
THE SOIL. PLACE 8-INCH GRAVEL OR CONCRETE LEVELING

PAD AS SHOWN ABOVE.

TOE OF WALL

8-INCH GRAVELOR CONCRETE LEVELING PAD;
EXTEND ALONG WALL TO ACCOMMODATE
BLOCK; BATTER PAD AT EACH STEP IN WALL

LEVELING PAD OPTIONS DETAILS

 #4 VERTICAL REINFORCING
BAR GRADE 60 @ 32" O.C.

AGGREGATE BASE COURSE (ABC), SAND,
GROUT OR CONCRETE BETWEEN CONCRETE
SURFACE AND BLOCK UNIT TO PROVIDE
LEVEL SURFACE

PROVIDE SONOTUBES AT THE LOCATIONS OF THE
POSTS FOR CONSTRUCTION OF THE GUARDRAIL.

CUT GEOGRID NEATLY AROUND SONOTUBES.

MINIMUM 3' BEHIND
FACE OF WALL

KEYSTONE CAP UNIT

KEYSTONE COMPAC III
BLOCK UNITS

REINFORCED
BACKFILL ZONE

MIRAGRID STRUCTURAL
GEOGRID

MINIMUM 5'
BELOW GRADE

TYPICAL GUARDRAIL DETAIL
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GEOGRID INSTALLATION AT CORNERS

Note:
1. CHECK WITH MANUFACTURER SPECIFICATIONS
    ON CORRECT DIRECTION OF ORIENTATION FOR
    GEOGRID TO OBTAIN PROPER STRENGTH.

2. CORNER UNITS RECOMMENDED FOR OUTSIDE
    CORNERS. AVAILABILITY MAY VARY.

3" OF SOIL FILL IS REQUIRED BETWEEN
OVERLAPPING GEOGRID FOR PROPER

ANCHORAGE (TYP.)

ADDITIONAL GRAVEL FILL
EXTEND WALL HEIGHT / 2

ADDITIONAL GEOGRID
OVERLAP EXTEND WALL
HEIGHT / 4

GRAVEL FILL

H / 4

H / 4

H / 2

H / 2

REFER TO KEYSTONE CONSTRUCTION MANUAL
BY KEYSTONE BLOCK FOR ALTERNATIVE
90-DEGREE OUTSIDE CORNER INSTALLATION

REFER TO KEYSTONE CONSTRUCTION MANUAL
BY KEYSTONE BLOCK FOR ALTERNATIVE
90-DEGREE OUTSIDE CORNER INSTALLATION

WILLIAMS FORM GRADE 60 ALL-THREAD #4
REBAR, EPOXY COATED, OR EQUIVALENT

3" M
IN.

DRILL HO
LE

DIAM
ETER

ANCHOR GROUT

CENTRALIZERS @ MAX. 4' O.C. AND A
MINIMUM OF 2 PER DRILLHOLE. PLACE

CENTRALIZERS WITHIN 2' FROM THE
TOP AND BOTTOM OF DRILLHOLE. STEEL BAR TO PROTRUDE

FROM ROCK FACE

GALVANIZED AISC PIPE 3 X-STRONG,
3-INCH STEEL PIPE.

GALVANIZED WASHER

GALVANIZED HEX NUT WITH BEVELED
WASHER OR STEEL SPHERICAL SEAT NUT

1" MIN.

TOTAL ANCHOR BAR LENGTH

BONDED  ANCHOR LENGTH INTO COMPETENT ROCK = 4 FEET

PRODUCTION ROCK ANCHOR DETAIL (N.T.S.)

REFERENCE
PLATE

WOOD CRIBBING AND STEEL BEARING PLATE

BEARING PLATES

DIAL GAUGES ATTACHED
TO SUPPORTS
INDEPENDENT OF WALL

JACK
HYDRAULIC RAM

TO READOUT

TO HYDRAULIC PUMP
AND PRESSURE GAUGE

PROOF OR VERIFICATION
TEST ANCHOR

UNBONDED LENGTH

BONDED LENGTH

NOTE: BARE BARS MAY BE USED FOR
SACRIFICIAL VERIFICATION TEST ANCHORS

VERIFICATION/PROOF TEST ROCK ANCHOR DETAIL (N.T.S.)

WRAP GEOGRID
AROUND STEEL PIPE

USE A MASONRY SAW TO ACHIEVE
DESIRED ANGLES. CUT UNITS TO
MAINTAIN RUNNING BOND.

COURSE B

PANEL 1

PANEL 2

GEOGRID
REINFORCEMENT

COURSE A

TRIM OVERLAPPED PANELS AT BACK OF BLOCK
FACE TO REDUCE OVERLAP. WHERE AREAS OF
OVERLAP OCCUR, PLACE AT LEAST 2 INCHES OF
REINFORCED FILL BETWEEN GRID LAYERS.

PLACE ADDITIONAL PANEL AT CORNER TO PROVIDE
100% GEOGRID COVERAGE OF REINFORCED FILL.

THIS PANEL SHOULD BE PLACED ONE COURSE
ABOVE MAIN REINFORCEMENT.

INSIDE ANGLES DETAIL (N.T.S.)
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PLANNING COMMISSION STAFF REPORT 

 

 

City of Bella Vista, Arkansas | Planning and Development Department located at 101 Town Center Bella Vista, AR 72714 

PO Box 5655 Bella Vista, AR 72714 | Phone: 479-855-8285 | planning@bellavistaar.gov  

 

 

Meeting Information:  
2483 Forest Hills Blvd 

August 28, 2025 at 4:30 pm 

Reviewer:  
Jessica Grady, CNU-A  

Planning Technician 

 

Project Number RZN-2025-59940 

Applicant Jack Kehoe 

Address/Location Near the Lancashire & 

Oak Hill Intersection 

Current Zoning R-E Residential Estate 

Site Area 1.64 acres 

Nature of 

Request 

Requesting a rezone 

from R-E to C-2 

 

 

 

Current Zoning Map (Prior to Reform) 

 

 

  

Future Land Use 
 

 

Property Description 
This property is located in Bella Vista along the 

south side of Lancashire Boulevard near the 

intersection of Oak Hill Road and is located on 

Parcel #16-43269-000 (Lot 23 of the Mountain 

Springs Estate (3rd) Subdivision). 

Request 
Per Sec. 109-40(c), the applicant is requesting to 

rezone their property from R-E, Residential Estate to 

C-2, Light/Local Commercial to better serve the 

existing land uses surrounding this parcel.  

Background 
Per the most recently adopted Zoning Map, this 

parcel is zoned R-E, Residential Estate. The Zoning 

Map currently under final stages with the Council 

also shows this lot as R-E, Residential Estate. Due to 

timing of the reform project, staff is recommending 

to consider the uses listed within the proposed C-2 

Local Commercial as well as the current C-2 Light 

Commercial.  The parcel is currently surrounded by 

the following zoning districts: C-2, Light 

Commercial to the north and R-E, residential estate 

to the south, east, and west. Additionally, existing 

adjacent land uses include residential on both 

sides. Commercial land uses exist to the north 

across the street. Further, the Master Street Plan 

depicts Lancashire as major arterial. The Future 

Land Use Plan shows this property to be within a 

future neighborhood. However, the 2040 

Comprehensive Plan designates this general area 

as a Type 2 Village Center. The Village Center is 

intended to provide a mid-scale commercial 

activity center, that is limited to both scale and use 

intensity, to serve the needs of the greater 

community, such as core retail, service, or 

institutional use. These centers should be well 

connected to adjacent neighborhoods to 

promote walking or biking. Village Centers should 

also be supported by expanding housing types, 

small parks, civic open spaces that are promoted 

by the community. This area is not affected by the 

floodplain. It should be noted Staff finds the 

schedule of permitted uses for the requested 

zoning district to support the goals of the 2040 

Comprehensive Plan such as retail centers, offices, 

clinics, and varied civic uses.  

Public Comment  
None at the time of this report.  

Legal Notifications 
Staff posted a public hearing notice in the Weekly 

Vista on August 20, 2025. The applicant sent the 

required certified mail on August 22, 2025. Staff will 

post a public hearing sign on site August 29,2025.  

Recommendation 
Based on the above analysis and the surrounding 

land uses, staff does not recommend C-2 zoning at 

this time. 
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City of Bella Vista, Arkansas | Planning and Development Department located at 101 Town Center Bella Vista, AR 72714 

PO Box 5655 Bella Vista, AR 72714 | Phone: 479-855-8285 | planning@bellavistaar.gov  

 Appendix A of CURRENT Zoning Code: Table of Permitted Uses: “C” states that the use is allowed with a 

conditional use permit. “P” states that that use is permitted by right. Any of these uses shown in the C-2 column 

would be allowed by right (P) or conditionally (C). See the chart below for reference. 

 
Residential Uses 

R-E C-2 

Duplex   P 

Single-Family P P 

Townhouse   P 

Civic Uses R-E C-2 

Administration C P 

Cemetery C P 

Clubs C P 

College C P 

Convalescent Services  P 

Cultural Services C P 

Day Care C P 

Education  P 

Emergency   P 

Group Care  P 

Guidance Services   P 

Health Care  P 

Hospital  P 

Maintenance Facility    P 

Parks P P 

Postal Services   P 

Public Assembly C P 

Recreation C P 

Religious C P 

Safety C P 

Office Uses R-E C-2 

General    P 

Financial   P 

Medical   P 

Commercial Uses R-E C-2 

Ag Services   P 

Auctioneering   P 

Auto   P 

Bed & Breakfast  P 

Business Support   P 

Trade School   P 

Campground     

Commercial Recreation  C P 
 

Commercial Cont.  R-E C-2 

Communications    P 

Pharmacy   C 

Construction   P 

Consumer   P 

Storage   C 

Equipment Rental/Repair    

Food Sales   P 

Funeral   P 

Gaming   P 

Laundry   P 

Liquor   P 

Lodging   P 

Pawnshop   P 

Personal Improvement   P 

Personal Services   P 

Pet Services   P 

RV Storage   C 

Restaurants   P 

Retail   P 

Surplus   P 

Taverns   P 

Trade Services   P 

Travel Center   P 

Vehicle Storage   P 

Veterinary   P 

Parking Uses R-E C-2 

Off-Street Parking  P 

Parking Structure   

Industrial Uses  R-E C-2 

Custom    P 

Recycling   P 

Office Warehouse   P 

Misc. Uses  R-E C-2 

Communications Tower C C 

Medical Marijuana   C 
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City of Bella Vista, Arkansas | Planning and Development Department located at 101 Town Center Bella Vista, AR 72714 

PO Box 5655 Bella Vista, AR 72714 | Phone: 479-855-8285 | planning@bellavistaar.gov  

Sec. 109-40 – Zoning Ordinance Amendments 

a) Authority. The city council shall have the authority to enact amendments to the text or map of this chapter in 

accordance with the provisions of this section. Such action may be initiated by the city council, on the 

recommendation of the planning commission or on petition from a property owner. Before action is taken in regard 

to any amendment of the ordinance, the planning commission or its staff, shall review the case and give a 

recommendation. However, nothing in this section shall be construed to limit the city council's authority to recall 

the ordinances and resolutions by a vote of the majority of the council. 

b) Guidelines for decision making. The city council may consider several recommendations and planning documents 

when attempting to make a decision on the granting of an amendment. Such guidelines may be derived from 

recommendations from the planning commission or the planning staff; use of provisions of the any existing, master 

street plan, land use plan, capital improvements plan, or community facilities plan; as well as any other document 

created to provide required public facilities necessary to protect the public interest. A disapproval by the city 

council of an amendment shall be final for one year and the same application may not be reinitiated until the 

expiration of that deadline. 

c) Procedure for amendments; property owners. 

1. Application. An application giving the legal description of the property involved and both the current and 

requested zoning classification for the property shall be submitted to the planning commission by the 

owner or his agent pursuant to the city development calendar. The petition shall also include a statement 

and diagram explaining why the proposed changes will not conflict with the surrounding land uses. The 

owner shall submit a complete written legal description of the property with the application. 

2. Public notification and hearing. The planning commission shall hold a public hearing on the 

proposed amendment. Public notification for property owner-initiated zoning ordinance amendments shall 

occur pursuant to subsections 109-45(d)(1) through (3) before such an application may be reviewed by 

the planning commission. 

Sec. 109-42 – Appeals to City Council  

a) Notice of appeal. Any decision by the planning commission regarding a rezoning or conditional use permit may be 

appealed to the city council. In order to make an appeal, the aggrieved party shall file a notice of appeal with the 

city clerk within 30 days of the planning commission's final action. The notice of appeal shall be filed on forms and in 

a format prescribed by the planning commission. As a minimum, however, the applicant shall provide the following 

information: 

a. Summary of any reasons provided by the planning commission concerning the decision made in the case; 

b.  Reasons the applicant of the appeal contends that the planning commission erred in its decision; 

c. Reasons the applicant of the appeal believes that the public health, safety, welfare, and morals would be 

better served if the planning commission's action were reversed; and 

d. Any new and pertinent information bearing on the case which may not have been available or have been 

overlooked by the planning commission or which may have come to light following the meeting at which 

the planning commission made its decision. 

b) City council action. Appeals to the city council shall be de novo (brand new); however, they shall first be 

considered on the record of the public hearing and planning commission meeting at which the original case was 

heard and the original decision made. Based on this review, the city council may affirm the planning commission's 

decision, reverse it, or send the case back to the planning commission for further study and re-certification. If new 

information is placed before the council that, in the opinion of the council, would affect the planning commission's 

decision, the council may refer the case back to the planning commission for further study, including the new 

information, and recertification. 
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Bella Vista Zoning and Development Ordinance  31 
DRAFT  July 10, 2025 
 

Sec. 109-026.  Use Table 

(a) Applicability. This Division shall follow the requirements established in Table 026.1: Use Table.  

(b) Use-Specific Standards. Use-specific standards are established in Division 2.  and Division 3.  of this Article. 

Table 026.1: Use Table 

Use Table 

Key 
P = Use Allowed By-Right | C = Use Allowed by Conditional Use Permit | blank cell = Use Prohibited | Sec. 109-0XX = Applicable 
Use-Specific Standards 

Zoning District →  
Use ↓ NP AP RE R-1 R-2 R-3 CR C-1 C-2 C-3 IA TSO 

Use-Specific 
Standards Parking Ratios 

 Residential  
 Household Living  
Assisted Living      P  P P P    1.5/1,000 sf 

Cottage Court     P P  P    
 Division 2. Sec. 

109-028. (a)  
1/DU 

Manufactured Home  P  P P P       Division 2. Sec. 
109-028. (b) 

2/DU 

Mixed-Use Building     P P  P P P  
 Division 2. Sec. 

109-028. (c) 
 

Mobile Home  P    P        2/DU 

Modular Home  P P P P P      
 Division 2. Sec. 

109-028. (d) 2/DU 

Multi-Family 
Dwelling 

    P P  P P P  
 Division 2. Sec. 

109-028. (e) 

1/1 BRU 
1.75/2 BRU 

2/3 BRU 
Single-Family 
Dwelling 

 P P P P P        2/DU 

Townhome     P P  P P P  
 Division 2. Sec. 

109-028. (f) 
2/DU 

Triplex     P P  P      2/DU 
Two-Family Dwelling    P P P  P      2/DU 
 Group Living  
Educational Housing      C  P P P     
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Use Table 

Key P = Use Allowed By-Right | C = Use Allowed by Conditional Use Permit | blank cell = Use Prohibited | Sec. 109-0XX = Applicable 
Use-Specific Standards 

Zoning District →  
Use ↓ NP AP RE R-1 R-2 R-3 CR C-1 C-2 C-3 IA TSO 

Use-Specific 
Standards Parking Ratios 

Emergency and 
Rehabilitative 
Housing 

 P    P  C P   
 Division 2. Sec. 

109-028. (g) 
 

 Commercial  
 Retail Sales  
Retail Store       P P P P  P   
 Food and Beverage  
Outdoor, Mobile, or 
Temporary Vending 

 P    P P P P P  P Division 2. Sec. 
109-029. (a) 

 

Restaurant      P P P P P  
P Division 2. Sec. 

109-029. (b) 
 

Tavern or Bar       P P P P  
P Division 2. Sec. 

109-029. (c)  

 Personal Services  

Day Care   P P P P  P P P  
 Division 2. Sec. 

109-029. (d) 
 

Personal Services        P P P     
 Lodging  

Bed and Breakfast   C C C C  P    
P Division 2. Sec. 

109-029. (e) 
2/DU + 1/guest 

room 
Hotel       C C P P     
Recreational Vehicle 
Park       P     

 Division 2. Sec. 
109-029. (f)  

Short-term Rental  C P P P P P P P P  P   
 Professional Services  
Alternative Financial 
Institution 

       P P P  
 Division 2. Sec. 

109-029. (g) 
 

Professional and 
Trade Office        P P P  

 
  

Research Services           P    
Studio        P P P     
 Medical Facilities  
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Use Table 

Key P = Use Allowed By-Right | C = Use Allowed by Conditional Use Permit | blank cell = Use Prohibited | Sec. 109-0XX = Applicable 
Use-Specific Standards 

Zoning District →  
Use ↓ NP AP RE R-1 R-2 R-3 CR C-1 C-2 C-3 IA TSO 

Use-Specific 
Standards Parking Ratios 

Clinic      P  P P P     

Hospital  P       P P  
 Division 2. Sec. 

109-029. (h)  

 Recreational Entertainment and Amusement  

Campground  P     P     
P Division 2. Sec. 

109-029. (i) 
 

Indoor Entertainment 
and Amusement 
Venue 

      P C P P  
 

  

Outdoor 
Entertainment and 
Amusement Venue 

 C     P  P   
 

Division 2. Sec. 
109-029. (j) 

 

Sport Shooting 
Range  P     C  C  P 

 Division 2. Sec. 
109-029. (k)  

 Animal Services  

Animal Boarding  P      P P P   Division 2. Sec. 
109-029. (l) 

 

Commercial Stables  P          
 Division 2. Sec. 

109-029. (m) 
 

Veterinary Services  P      P P P P  Division 2. Sec. 
109-029. (n) 

 

 Automotive and Equipment Storage, Sales, and Service  

Auto Sales         P  P 
 Division 2. Sec. 

109-029. (o) 
 

Heavy Auto Repair           C 
 Division 2. Sec. 

109-029. (p)  

Large Equipment and 
Materials Storage 
and Sales 

          P 
 

Division 2. Sec. 
109-029. (q) 

 

Light Auto Repair         P  P  Division 2. Sec. 
109-029. (r) 

 

 Adult Entertainment  
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Use Table 

Key P = Use Allowed By-Right | C = Use Allowed by Conditional Use Permit | blank cell = Use Prohibited | Sec. 109-0XX = Applicable 
Use-Specific Standards 

Zoning District →  
Use ↓ NP AP RE R-1 R-2 R-3 CR C-1 C-2 C-3 IA TSO 

Use-Specific 
Standards Parking Ratios 

Gaming Facilities         C  C  Division 2. Sec. 
109-029. (s) 

 

Sexually Oriented 
Business 

          C 
 Division 2. Sec. 

109-029. (t) 
 

 Civic  
 Afterlife Care  

Cemetery P P C C C C  P     Division 2. Sec. 
109-030. (a) 

 

Funeral Services        P P P  
 Division 2. Sec. 

109-030. (b) 
 

 Assembly  
Public Assembly  P C C C P P P P P     
Religious Land Use  P P P P P P P P P P    
Sporting Venue  C     P  C C     
 Parks and Open Space  
Private Parks and 
Recreational 
Facilities 

P    C C P P P   
P 

  

Public Parks and 
Recreational 
Facilities 

P P P P P P P P P P C 
P 

  

 Government Facilities  
Detention Facilities  C         C    
Government Services  P P P P P P P P P P    
Natural Resource 
Preservation Area 

P P P P P P P     P Division 2. Sec. 
109-030. (c) 

 

Safety Services C P P P P P P P P P P P   
 Educational Facilities  
Business or Trade 
School 

 P      P P P  
 

  

College or University        P P C     
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Use Table 

Key P = Use Allowed By-Right | C = Use Allowed by Conditional Use Permit | blank cell = Use Prohibited | Sec. 109-0XX = Applicable 
Use-Specific Standards 

Zoning District →  
Use ↓ NP AP RE R-1 R-2 R-3 CR C-1 C-2 C-3 IA TSO 

Use-Specific 
Standards Parking Ratios 

School    P P P P  P P P   Division 2. Sec. 
109-030. (e) 

 

 Cultural Facilities  

Library   C    P P P P  
 Division 2. Sec. 

109-030. (d) 
 

Museum       P P P P     
 Agricultural  
Animal Production  P             
Confined Animal 
Feeding Operation  C          

 
  

Crop Production  P             
Horticulture  P             
Livestock Sales  C             
 Industrial  
Artisan Industry  P      P P P P P   

Heavy Industry           C 
 Division 2. Sec. 

109-031. (a) 
 

Light Industry           P    
Personal Storage 
Facility 

        P  P  Division 2. Sec. 
109-031. (b) 

 

Resource Extraction  C         C    
Warehousing           P    
 Miscellaneous  
 Infrastructure, Utilities, and Technology Uses  
Alternative Energy 
Production 

 P         P P Division 2. Sec. 
109-032. (a) 

 

Communications 
Tower 

C C C C C C C C C C C 
 Division 2. Sec. 

109-032. (b) 
 

Utility Facilities C P P P P P P P P P P P   
 High-Impact Uses  

Landfill           C  Division 2. Sec. 
109-032. (c) 
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Use Table 

Key P = Use Allowed By-Right | C = Use Allowed by Conditional Use Permit | blank cell = Use Prohibited | Sec. 109-0XX = Applicable 
Use-Specific Standards 

Zoning District →  
Use ↓ NP AP RE R-1 R-2 R-3 CR C-1 C-2 C-3 IA TSO 

Use-Specific 
Standards Parking Ratios 

 Marijuana Uses  
Medical Marijuana 
Cultivation Facilities 

 P         P  Division 2. Sec. 
109-032. (e) 

 

Medical Marijuana 
Dispensaries 

        C  C 
 Division 2. Sec. 

109-032. (f) 
 

 Accessory Uses  
 Residential  
Accessory Dwelling 
Unit 

 P P P P P  P    P Division 3. Sec. 
109-037. (a) 

 

Carport  P P P P P  P P P P 
P Division 3. Sec. 

109-037. (b) 
 

Dock or Pier P P P P P P P P P P P 
 Division 3. Sec. 

109-037. (c)  

Home Occupation  P P P P P  P P P  
P Division 3. Sec. 

109-037. (d) 
 

Private Stable  P P C           

Hobby Chickens  P P P P P      
 Article IV. 

Division 15. Sec. 
109-111. (c) 

 

Livestock  P P         
 Article IV. 

Division 15. Sec. 
109-111. (d) 

 

Personal 
Recreational 
Facilities 

 P P P P P  P P P  
P 

  

 Nonresidential  
Accessory 
Alternative Energy 
Production 

 P P P P P  P P P P 
 

Division 3. Sec. 
109-037. (e)  

Accessory Building C P P P P P P P P P P 
P Division 3. Sec. 

109-037. (f) 
 

Automatic Teller 
Machine        P P P  

 Division 3. Sec. 
109-037. (g)  
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Bella Vista Zoning and Development Ordinance  37 
DRAFT  July 10, 2025 
 

Use Table 

Key P = Use Allowed By-Right | C = Use Allowed by Conditional Use Permit | blank cell = Use Prohibited | Sec. 109-0XX = Applicable 
Use-Specific Standards 

Zoning District →  
Use ↓ NP AP RE R-1 R-2 R-3 CR C-1 C-2 C-3 IA TSO 

Use-Specific 
Standards Parking Ratios 

Drive-in Facility         P    Division 3. Sec. 
109-037. (h) 

 

Drive-through Facility        C P   
 Division 3. Sec. 

109-037. (i) 
 

EV Charging Station  P P P P P P P P P P 
 Division 3. Sec. 

109-037. (j)  

Fuel Pumps         P  P 
 Division 3. Sec. 

109-037. (k) 
 

Marina C      P P P P  
 Division 3. Sec. 

109-037. (l)  

Outdoor Dining       P P P P  P Division 3. Sec. 
109-037. (m) 

 

Outdoor Display         P P P 
P Division 3. Sec. 

109-037. (n) 
 

Outdoor Storage  P       P P P 
 Division 3. Sec. 

109-037. (o)  
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June 13, 2025

To: Bella Vista Planning Commission and City Council

From: Jack Kehoe

1945 Carters Creek Pike

Franklin, TN 37064

Cell: 503-333-8650

Email: jack@yourpurposeproperties.com

Subject: Zoning Change Request – Parcel ID: 16-43269-000

Dear Planning Commission and City Council,

My name is Jack Kehoe, and I am the current owner of the property identified as Parcel ID: 
16-43269-000 in Bella Vista, Arkansas. I am writing to respectfully request a zoning change 
for this property from its current zoning designation of R-E (Residential Estate) to C-2 
(General Commercial).

The reason for this request stems from the property's location within the Future Land Use 
Type 2: Village Center area, as defined by the city’s long-range planning documents. This 
designation envisions a mix of residential, commercial, and civic uses that foster vibrant, 
walkable centers of activity. Rezoning the parcel to C-2 would align with this vision by 
allowing for a broader range of commercial opportunities that support both community and
economic development in Bella Vista.

While there is currently no sale pending, the intent behind the rezoning is to ensure that the
land can be developed in a way that supports the Village Center goals. I believe this rezoning
will benefit the city’s long-term planning efforts and contribute positively to the 
surrounding community.

Thank you for considering this application. Please feel free to contact me at 503-333-8650 
or jack@yourpurposeproperties.com if you have any questions or need additional 
documentation.

Warm regards,
Jack Kehoe
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PLANNING COMMISSION STAFF REPORT 

City of Bella Vista, Arkansas | Planning and Development Department located at 101 Town Center Bella Vista, AR 72714 
PO Box 5655 Bella Vista, AR 72714 | Phone: 479-855-8285 | planning@bellavistaar.gov  

Meeting Information:  
2483 Forest Hill Blvd 
August 28, 2025 at 4:30 pm 
Reviewer:  
Christopher Hyatt        
Senior Planner 

Project Number WVR-2025-60189 
Applicant Zachariah Smith  
Address/Location 3 Buckingham Dr 
Current Zoning R-1, Single-Family

Residential
Site Area +/-0.39 acres 
Nature of 
Request 

Seeking a waiver of Sec. 
107-342(e)(1) & (e)(2).

Zoning Map

Future Land Use Plan 

Property Description 
This property is located in the eastern area of Bella 
Vista City Limits and is located on Parcel #16-05904-
000. Lot 10, Block 7 of the Buckingham Subdivision.

Regulation 
Sec. 107-342(e)(1) states retaining walls shall be 
placed a minimum of ten feet or 1.5 times the height 
of the wall, whichever is greater, away from existing or 
proposed structures, unless such wall is exempted 
under section 107-339(c)(2). Sec. 107-342(e)(2) states 
retaining walls shall be placed a minimum of 7.5 feet 
or 1.5 times the height of the wall, whichever is 
greater, away from all property lines. In cases where 
the retaining wall is supporting an access drive, the 
wall shall be allowed up to the front property line. 

Request 
The applicant is requesting a waiver of retaining wall 
separation requirements for an existing, log, retaining 
wall.  

Background 
November 2023, a permit was submitted for a six-foot 
retaining wall, but the request did not meet separation 
requirements from the septic leach field or main 
structure. In December of 2023 staff was alerted to 
work being done at the subject site and adjacent lot, 
with additional reports coming in the following month 
regarding trees being removed from the adjacent lot 
and being stacked on the subject lot. Code 
Enforcement was alerted at the time and reached 
out on February 9th of 2024, giving the property owners 
a 30-day notice and to reach out to the Planning 
Staff. Code Enforcement did not issue any citations, 
but by April of 2024 the home owners reached out to 
planning staff to setup a meeting. Staff met with one 
of the homeowners and walked through the 
violations of code and requested to meet with the 
contractor who performed the work. The contractor 
met with us and began work obtaining on as built 
survey and engineered designs. The home owners 
picked up those tasks and got documents submitted 
for our current cycle of projects. Per the engineered 
designs, the wall consists of up to 7 stacked timber 
logs with the height of the wall varying from 1.36 feet 
to 6.1 feet sitting directly on top of three of the site’s 
five septic lines. The subject site is zoned R-1 Single-
Family Residential. Buckingham Drive is a non-
classified road per the Master Street Plan. 

Public Comment 
None at the time of this report. 

Outstanding Technical Comments 
None at the time of this report. 
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PLANNING COMMISSION STAFF REPORT 
 

 
City of Bella Vista, Arkansas | Planning and Development Department located at 101 Town Center Bella Vista, AR 72714  

PO Box 5655 Bella Vista, AR 72714 | Phone: 479-855-8285 | planning@bellavistaar.gov  

Sec. 107-35 Waiver Review Requirements   

When, by the strict interpretation of Chapter 107, an applicant incurs undue restrictions on the 
physical property to be subdivided or developed, a waiver for such requirements may be granted by 
the planning commission. Under no circumstance should a waiver be granted because of a personal 
hardship or for personal or emotional reasons. Waivers shall not be granted based strictly on financial 
hardship. A waiver is determined by the strict interpretation and enforcement of the rules and 
regulations upon a given piece of property to be subdivided or developed. No waiver shall be 
granted unless the planning commission finds all of the following: 

1. That there are special circumstances or conditions affecting the land involved such that 
the strict application of the provision of these regulations would deprive the applicant 
of the reasonable use of this land. 

2. That the waiver is necessary for the preservation and enjoyment of a substantial 
property right of the applicant. 

3. That the granting of the waiver will not be detrimental to the public health, safety and 
welfare or injurious to other property in the area. 

4. That the granting of the waiver will not have the effect of preventing the orderly 
subdivision of other land in the area in accord with the provision of these regulations. 

Four affirmative votes of the planning commission's authorized membership shall be necessary for the 
passage of any waiver.  

Sec. 107-35 Waiver Review Procedures 

 Under exceptional circumstances, the planning commission may grant waivers at the time of 
final plat approval. 

 In granting the waiver, the planning commission shall prescribe any conditions that it deems 
necessary to or desirable in the public interest. 

 In considering the petition for a waiver, the planning commission shall take into account the 
nature of the proposed use of land involved, existing uses of land in the area, proximity to 
public utilities, the number of persons who will reside or work in the proposed subdivision, and 
the probable effect of such waiver upon traffic conditions and upon the public health, safety 
and general welfare in the vicinity. 

 The findings of the planning commission, together with the specific facts upon which findings 
are based, shall be incorporated into the official minutes of the planning commission meetings 
at which such waiver is granted. Waivers may be granted only when in harmony with the 
general purpose and intent of these regulations. 
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Zachariah and Holly Smith 
3 Buckingham Drive 
Bella Vista, AR 72714 
July 2, 2025 

To: 

Bella Vista Planning Commission 
Community Development Services Department 
Bella Vista, AR 

Subject: Waiver Request – Retaining Wall Over Septic Lines 
Parcel #: 16-05903-000 
Property Address: 3 Buckingham Drive, Bella Vista, AR 72714 

Dear Planning Commission Members, 

We are submitting a formal request for a waiver from Chapter 107 of the Municipal Code 
concerning the placement of a retaining wall over portions of our septic system lateral 
lines. 

Background and Reason for the Project 

Upon purchasing our home at 3 Buckingham Drive, we identified an existing retaining wall 
that was not constructed properly. Over time, this wall began to bulge due to inadequate 
drainage, which led to the deck sinking as the wall failed to retain the soil eVectively. 

To address these structural issues, we replaced the failing wall with a new retaining 
structure built from repurposed loblolly pine logs. The new wall includes proper drainage 
and has been evaluated by a licensed structural engineer, who confirmed its stability and 
compliance with accepted engineering practices. 

Special Conditions and Justification 

Due to the layout of our property and the location of the existing septic system, two of the 
lateral lines run beneath the retaining wall. This arrangement was necessary based on the 
existing infrastructure and topography. A recent inspection by BBB Septic confirmed that 
the system is functioning normally. 

We believe this waiver is justified because: 

• The retaining wall was necessary to prevent further structural damage to the 
property. 
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• The new wall is structurally sound and includes proper drainage to prevent future 
issues. 

• The septic system remains functional and was not compromised during 
construction. 

• Granting this waiver will not negatively impact neighboring properties or future 
development in the area. 

We respectfully request your consideration of this waiver so that we may bring our property 
into compliance while maintaining the safety and integrity of our home. 

Thank you for your attention to this matter. 

Sincerely, 

Zachariah Smith 
zachariah.smith@walmart.com | (317) 439-2541 

Holly Smith 
hollykatsmith@gmail.com | (910) 691-7478 

 

Page 47 of 52



Costello Land Surveying
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March 26th, 2025 
 
3 Buckingham Drive 
Bella Vista, AR 72714 
 
Re: Site Retaining Wall 
 
Dear Mr. Zachariah Smith,  
 
The scope of this letter is to provide an engineering analysis of an existing 
retaining wall structure built in the back yard of aforementioned property last 
year in 2024. The retaining wall was built with on-site repurposed lobllolly pine 
trees stacked on top of each other. I made a site visit on March 25th, 2025, to 
meet with the landscaper who built the wall and to observe the retaining wall 
structure, taking necessary field measurements for the design analysis. The 
retaining structure is then analyzed as a “stacked gravity wall” by using 
acceptable engineering principles and practice.    
 
The following design criteria are used in design check: 
 

• 35 psf/ft active soil pressure is used for hydrostatic pressure calculation 
behind the retained side 

• Density of Pine at 12% moisture content = 38 pcf 
• Density of red clay backfill = 110 pcf 
• Average on-site repurposed pine tree diameter = 17 inches 
• 4” dia. drain pipe installed behind the wall 

 
The as-built wall detail is illustrated on the following page. The structure has 
been checked for horizontal sliding and overturning. My analysis indicates that 
the wall retaining structure is structurally sound and stable with a satisfactory 
safety factor of more than 1.5. Hence, I do not find any structure issue nor 
recommend any further action taken to reinforce the structure.  
 
Should you have any questions, please don’t hesitate to contact me. 
 
Sincerely, 
 
                                                                                                                   
 
 
 
 
 
Lungshen Tsao, PE (AR PE No. 12183) 
Structural Engineer 
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Costello Land Surveying
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4" OF SAND 

FINISHED GRADE 
ELEVATION @ TOP OF 
WALL: 1256.62'

FINISHED GRADE 
ELEVATION @ BOTTOM -
1250.52'

15" DIA. TO 18" DIA. REPURPOSED 
HEAVY TIMBER LOG

#4 GRADE 60 REBAR @ 4'-0" O.C. -  MIN. 
1'-6" EMBED INTO EXISTING GROUND

#4 GRADE 60 REBAR X 3'-0" LG. @ 4'-0" 
O.C. - DOWELED INTO ADJACENT 
LOWER TIMBER LOG (TYP.)

M
IN

.
1'

-6
"

RED CLAY BACKFILL

4" PERFORATED DRAIN PIPE - DRAIN 
TO DAYLIGHT

 +/- 7'-0"

12" DRAINAGE LAYER OF ASTM 
C33 CRUSHED STONE

WRAP DRAINAGE GRAVE IN 
GEOTEXILE FABRIC

7" 11" 1'-1" 1'-1" 1'-1" 1'-1" 1'-0"
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Density of Loblolly pine (Pinus Taeda) = 38 pcf (air-dry density with 12% moisture content)

Approximate area of 17" dia. log = 3.14*(8.5")^2 = 226.86 inches^2 = 1.58 ft^ 2

Weight of each log approximately = 38 pcf x 1.53 ft^2 = 58.1 plf 

Active Soil Pressure = 35 PCF

Retained Earth Height = 1256.62' - 1250.52' = 6.01'

Horizontal Lateral Force at base of timber wall = 35 pcf * (6')^2 /2 = 630 #/ft

Overturning Moment at base of timber wall = 630 #/ft * (6)(1/3) = 1260 #-ft/ft
*assuming horizontal earth pressure acting at 1/3 distance from the base

GLOBAL STABILITY CHECK:

A. Sliding Check 

Active Sliding force = 630 #/ft

Total weight of timber logs = 58.1 x 7 = 406.7 #/ft   *assuming (7) logs are approximately same in size

Density of soil (red clay) = 110 pcf

weight of soil under logs = 110 pcf * (6'x5')(0.5) = 1650 #/ft

Total resisting force = 406.7 + 1650 = 2056 #/ft 

Safety Factor = 2056/630 = 3.26 > 1.5 OKAY

Also note that the bottom 2 rows of logs have #4 rebar dowels @ 4'-0" o.c. dowel into existing
undisturbed ground that will provide extra resistance to the sliding lateral force. By inspection the
weight of timber and soil along will provide enough resistance. 

B. Overturning Check

Active Overturning Moment = 1260 #-ft/ft

Resisting moment from heavy timber = 

(58.1x0.583')+(58.1x1.5')+(58.1x2.583')+(58.1x3.67')+(58.1x4.75')+(58.1x5.83')+(58.1x6.83') = 1495.8 #-ft
/ft

Resisting moment from soil = 1650 #/ft x (6'/3) = 3300 #-ft/ft

Total Resisting Moment = 1495.8 + 3300 = 4795 #-ft/ft

Safety Factor = 4795/1260 = 3.8 > 1.5 OKAY

Also note that there is a 4" perforated drain pipe installed to alleviate hydrostatic pressure behind
the retaining structure. 35 pcf of active pressure is conservative. By inspection this retaining
structure is structurally stable.
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