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Board of Zoning Adjustment
Meeting Agenda

Date: Monday, January 12, 2026 Location: Bella Vista District Court
Time: 4:30 PM 2483 Forest Hills Blvd

Board of Zoning Adjustment regular meetings are live streamed and archived
for your convenience. View the meeting at its scheduled time or after at:
https.//bit.ly/bvmeetingslive.

VI.

VII.

Call to Order

Roll Call

Members: Daniel Ellis, PE, Chairman; Doug Farner, Vice-Chairman; Gail Klesen,
Secretary; Clayton Sedberry, JB Portillo; Jack Wagnon, and Linda Lloyd.

Consideration of Minutes

A. Meeting Minutes - December 8, 2025
Unfinished Business

New Business

A. Public Hearing ZVR-2025-62691: A variance request on parking lot
surfacing and landscape requirements for a proposed parking lot
expansion for the Police Department located at 2483 Forest Hills Blvd;
Parcel 16-70311-000; Applicant CEl Engineering; Presented by Planner
Hyaft.

Open Discussion
A. 2025 Variance Review; Director Robertson

Announcements

A. The Planning Commission Regular Meeting will start immediately after this
meeting.

VIIl. Adjournment
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Board of Zoning Adjustment
Meeting Minutes
December 8, 2025

2483 Forest Hills Blvd

I. CALL TO ORDER
Chairman Ellis called the meeting to order at 4:30 PM.

Il. 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: None.

lll. CONSIDERATION OF MINUTES

A. Board of Zoning Adjustment Meeting Minutes — October 13, 2025

On a motion by Mrs. Klesen and a second by Mr. Farner, the September 8, 2025 minutes were
approved by voice vote.

IV. UNFINISHED BUSINESS
V. NEW BUSINESS

A. Public Hearing: ZVR-2025-61938: A variance request of the street buffering and perimeter
landscaping requirements for a proposed VA Clinic near Forest Hills Blvd. & Rogers Road;
Parcel 16-70311-001; Applicant Swope Consulting; Presented by Planner LaRue.

1.
2.

A S

Planner LaRue presented the staff report in the packet.

Dirk Thibodaux with Swope Consulting was present to reiterate hardship and answer
questions.

A discussion was held regarding the request.

Chairman Ellis opened the public hearing.

Chairman Ellis closed the public hearing.

A condition of approval was discussed, allowing the 15 shade trees that were originally
infended to be planted on the west side of the site to be planted anywhere onsite.

A motion to approve the variance with the condition of approval was made by Mrs.
Porfillo and a second was made by Mr. Farner.

Jack Wagnon - Y
Linda Lloyd - Y

Gail Klesen - Y
Clayton Sedberry - Y
Doug Farner - Y
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JB Portillo - Y
Daniel Ellis - Y
Motion approved with seven yes votes (7-0)

B. Public Hearing: ZVR-2025-62100: A variance request on chicken coop placement
requirements and fence height restrictions in the front yard within the residential estate
zone at 8206 Spanker Ridge Drive; Parcel 16-43201-000; Applicant Mark & Christy Pierce;
Presented by Planner Grady.

1. Planner Grady presented the staff report in the packet.

2. Applicant, Mark Pierce was present to reiterate hardship and answer questions.
3. A discussion was held regarding the request.

4. The applicant, Mark Pierce, withdrew his request for a variance.

VI. OPEN DISCUSSION
A. None.

VIl. ANNOUNCEMENTS
A summary of upcoming meetings was announced.

VIIl. ADJOURNMENT
Chairman Ellis adjourned the meeting at 4:58 pm.

SUBMITTED BY:

Sarah Costa, Office Manager
City of Bella Vista

APPROVED AND ACCEPTED THIS 12™ DAY OF JANUARY, 2026:

Daniel Eliis, P.E., Chairman
Bella Vista Board of Zoning Adjustment

Gail Klesen, Secretary
Bella Vista Board of Zoning Adjustment
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BOARD OF ZONING ADJUSTMENT STAFF REPORT

Meeting Information:
2483 Forest Hills Blvd
January 12, 2026 at 4:30 pm
Reviewer:

Christopher Hyatt

Senior Planner

Project Number IVR-2025-62691
Applicant CEl Engineering
Address/Location | 2483 Forest Hills Blvd
Current Zoning C-2, Local Commercial
Site Area 32.74 acres
Nature of Seeking variances on Sec.
Request 109-049(d) & 109-063.
S
c-2 g’, A
/;%I
(2) R-1
éél * R-1
“‘- R-1
‘ R-1
| C-2
Zoning Map
Q|
%)
~J
S
S
% w
& Sh
O
W

Future Land Use Plan

Property Description
This property is located in the south-central area of Bella
Vista city limits on Parcel #16-70311-000 or Tract #2 (Book
2012, Page 13).

Regulation

Section 109-049(d) surfacing requirements of all parking
facilities to consist of asphalt, concrete, brick, or semi-
permeable pavement. Division 5 Section 109-063 requires
perimeter and interior parking lot landscaping
requirements.

Request

The applicant is requesting a 5-year variance request
from the parking lot surfacing requirements along with a
permanent parking lot landscaping variance request in
order to establish a short-term impound lot development
at the subject site.

Background

The Bella Vista Police Department is developing a
proposed approximate 18,215 square foot
impound parking lot to be located behind the
existing Street Department building. Before
bringing the proposed development forward, CEl
Engineering and the City Police Department are
requesting a variance from the surfacing
requirements with a sunset clause of five years to
allow the establishment of the lot in a shorter
timeframe due to urgent need of expansion. The
applicant would provide aribbon to contain the
proposed gravel for the lot. Additionally, the
applicant is requesting a variance from all
perimeter and interior parking lot landscaping
requirements. Justification for this request is due to
the nature of and intended use of the lot. The
applicant states that interior landscaping
requirements would be a hinderance to the
function of the lof by reducing usable space and
maneuverability for the towing of large vehicles or
long trailers into and out of the lot. The lof is fully
screened from view as it sits behind the current
development of the Street Department and a
berm and forested area shields the lot from the
residential subdivision located east of the site.

The subject site is zoned C-2, Local Commercial.
Per the Future Land Use Map, the site sits within a
Type 2, Vilage Center node. The Master Street Plan
shows the site to run alongside a Major Arterial with
Forest Hills Boulevard.

Public Comment

None at the time of this report.

Legal Notifications

Staff published a legal ad in the Democrat Gazette on
12/28/25 and posted the public hearing sign on the
subject property on 1/2/26.

Recommendation

Staff recommends approval of the surfacing
variance with the condition that it be brought info
compliance by 1/12/31. Staff recommends
approval of the landscaping variance so long as
the preexisting frees that were planted by the
street department to the north are not disturbed.

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

Sec. 109-144(f) Variances: Standards for Approval

Findings. A variance from the terms of this zoning ordinance shall not be granted by the Board
of Zoning Adjustment unless and until the applicant demonstrates that:
a. Strict enforcement of the zoning ordinance would cause undue hardship due to
circumstances unique to the individual property under consideration;
b. The unique circumstances of the subject property do not result from the applicant's
actions; and
c. The applicant demonstrates that the granting of the variance will be in keeping with
the spirit and intent of the zoning ordinance
Nonconformities. Non-conforming use of neighboring lands, structures, or buildings in the same
district, nor permitted or non-conforming uses in other districts shall be considered grounds for
the issuance of a variance.
. Conditions. In granting any variance, the board of zoning adjustment may prescribe
additional appropriate conditions and safeguards that it deems necessary or desirable.
. Violations. Violations of such conditions and safeguards, when made a part of the terms under
which the variance is granted, shall be deemed a violation of this zoning ordinance.
Uses. Under no circumstances shall the board of zoning adjustment grant a variance to allow
a use that is not permissible under the terms of this section in the district involved, or any use
expressly or by implication prohibited by the terms of this zoning ordinance in said district.

City of Bella Vista, Arkansas | Planning and Development Department at 101 Town Center Bella Vista, AR 72714
PO Box 5655 Bella Vista, AR 72714 | Phone: 479-855-8285 | planning@bellavistaar.gov
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Civil Engineering, Landscape Architecture,
Survey, Planning & Program Management

=L

2600 NE 11t Street, Suite 300
Bentonville, AR 72712
Office: 479.273.9472

° Toll-free: 1.800.433.4173
Solutions for celeng.com

Land and Life

December 11, 2025

City of Bella Vista Planning Commission
Attn: Planning Director

101 Town Center

Bella Vista, AR 72714

RE: Request for Zoning Variances — Surfacing Requirements (Sec. 109.049(d)) and Interior
Parking Lot Landscaping (Sec. 109.218)

Dear Commissioners:

On behalf of the property owner, I respectfully submit this request for two zoning variances associated
with the proposed development of a secured parking area to be used by the Bella Vista Police Department
as a short-term vehicle impound lot.

The variances requested are as follows:

1. A five-year variance from Article IV — Development Standards, Division 3 — Parking and
Loading, Sec. 109.049(d), Surfacing Requirements.
The owner seeks approval to utilize a gravel parking surface in lieu of the required hard-surfaced
materials (concrete or asphalt) for a period of five (5) years. At the conclusion of this five-year
period, the owner will bring the parking lot into full compliance with the surfacing requirements
of the code.

2. A permanent variance from Article VII — Landscaping, Screening, and Buffering, Division
3 — Interior Parking Lot Landscaping, Sec. 109.218.
The owner requests relief from the requirement to install parking islands, shade trees, and
associated landscape improvements within this specific impound parking area.

Justification for the Requested Variances

The need for these variances is based on the operational realities and unique context of the proposed use.
The parking lot will function exclusively as a short-term police impound area, housing vehicles
temporarily held by the Bella Vista Police Department. The design and layout must prioritize
maneuverability, storage efficiency, and durability for heavy and irregularly positioned vehicles.

BENTONVILLE | DALLAS | FRESNO | HOUSTON | JACKSONVILLE | MINNEAPOLIS

NASHVILLE | OKLAHOMA CITY | PHILADELPHIA | PHOENIX



Additionally, the location of the proposed lot is behind multiple existing structures and is completely
screened from adjacent properties and from the public right-of-way. As such, the typical aesthetic,
shading, or public-facing purposes of interior parking lot landscaping do not apply in this context.

The installation of parking islands and shade trees would significantly hinder the Police Department’s
ability to manage impounded vehicles safely and efficiently. Interior islands would reduce usable space,
complicate the movement of tow trucks, and create unnecessary obstructions within a lot intended for
temporary storage and controlled access. For these reasons, the requested variance from Sec. 109.218 is
essential for the intended operational function of the site.

Similarly, implementing a gravel surface on a temporary basis will allow the Police Department to put
the impound lot into service promptly while deferring substantial paving costs until final improvements
are scheduled. The owner acknowledges and accepts the obligation to fully comply with the hard-surface
requirement after the requested five-year period.

Conclusion
For the reasons described above, the owner respectfully requests approval of the two variances:
» A five-year variance from the surfacing requirements of Sec. 109.049(d), with full compliance at
the end of that period; and
* A permanent variance from the interior landscaping requirements of Sec. 109.218 for this

impound parking lot.

These variances will allow the property to be used effectively by the Bella Vista Police Department in a
manner that meets public safety needs while maintaining compatibility with surrounding properties.

Thank you for your consideration. We appreciate the Planning Commission’s time and are available to
provide any additional information or clarification you may require.

Sincerely,

Jonathan Stanley,

Assistant Project Manager

CEI Engineering Associates, Inc
2600 NE 11™ Street Suite 300
479-254-1463

jstanley@ceieng.com
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CEI ENGINEERING ASSOCIATES, INC.

2600 NE 11TH ST, SUITE 300
BENTONVILLE, AR 72712
PHONE: (479) 273-9472

FAX: (479) 273-0844
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EXISTING 20' SETBACK
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CEI ENGINEERING ASSOCIATES, INC.
2600 NE 11TH ST, SUITE 300

BENTONVILLE, AR 72712
PHONE: (479) 273-9472
FAX: (479) 273-0844
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CEI ENGINEERING ASSOCIATES, INC.

2600 NE 11TH ST, SUITE 300
BENTONVILLE, AR 72712
PHONE: (479) 273-9472

FAX: (479) 273-0844
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CEI ENGINEERING ASSOCIATES, INC.

2600 NE 11TH ST, SUITE 300
BENTONVILLE, AR 72712
PHONE: (479) 273-9472

FAX: (479) 273-0844
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CEI ENGINEERING ASSOCIATES, INC.

2600 NE 11TH ST, SUITE 300
BENTONVILLE, AR 72712
PHONE: (479) 273-9472

FAX: (479) 273-0844
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CEI ENGINEERING ASSOCIATES, INC.

2600 NE 11TH ST, SUITE 300
BENTONVILLE, AR 72712
PHONE: (479) 273-9472

FAX: (479) 273-0844
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