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Introduction

1.1

Message from the Mayor

Fayetteville continues to be ranked by national organizations as one of the most desirable
places to live, work, study and play in the country. Our residents are fortunate to live in an
area of such magnificent scenic beauty combined with a strong economy, robust job market
and low cost of living. This success is the result of many decades of goal-oriented leadership,
enduring partnerships with the University of Arkansas and progressive urban planning.
So why do we plan? Looking forward, the most daunting challenge that Fayetteville and
cities across the globe will face is climate change and its disruptions to the existing order.
Regionally, global climate change will result in increasingly extreme weather events such as
severe and extended periods of drought, extreme heat waves, and increased storm and rainfall
events that will produce unprecedented flooding. Globally climate change will result in rising
sea levels, increasingly severe and more frequent hurricanes, rainfall events, droughts, heat
waves and flooding. As these events become more frequent and intense large populations
of people will ultimately migrate to areas that are less impacted by severe weather events.
Fayetteville anticipates that we will be impacted by climate change in-migration as people
leave coastal areas of the south and seek opportunities in areas that are more resilient to these
changes. This type of in-migration is not unprecedented as many will remember the impacts
from people dislocated due to Hurricane Katrina on the gulf coast in 2005. Therefore, we
must anticipate, plan, design and construct our community in a sustainable and resilient
manner. The City began these efforts when I signed on to the U.S. Conference of Mayors
Climate Protection Agreement in 2012. In May 2017, I joined 60 mayors across the nation
to sign a statement to President Trump affirming Fayetteville’s commitment to taking
every possible action to realize the principles of the Paris Climate Agreement. On January
2nd, 2018 City Council adopted the Energy Action Plan which detailed many strategies
for reducing the community’s carbon footprint. For a detailed look at the goals, strategies
and action steps included in the Energy Action Plan please visit the plan on the City of
Fayetteville website.

Photo 1.1 - Mayor Lioneld Jordan

Planners often use the term “built environment” to describe manmade infrastructure such
as streets, utilities and buildings. The design of the built environment is something that a
community can control through thoughtful urban planning to guide growth in the form that
their residents desire. The fact that Fayetteville has, and continues to develop, a superb built
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Thank you to the hundreds of members of the public, Planning Commissioners and City
Council members for contributing your thoughts and insights to this update. The City Plan
2040 planning process has led to the development of new planning tools such as the Infill
Assessment Map and the Growth Concept Map. The plan also proposes several housing
initiatives designed to encourage the development of attainable housing including; creating
pre-approved building plans for identified neighborhoods to reduce permitting time and cost,
identifying opportunities for the creation of attainable housing on publicly-owned land and
initiatives to develop partnerships with developers to provide flexible and affordable housing.
I am confident that implementation of the recommendations presented in City Plan 2040 will
move this community forward towards the inclusive, attainable and vibrant city that we all
aspire to create.

“

environment that also protects our natural environment is a testament to the generations of
people in our community who have thoughtfully planned. This Plan update is reaffirming
this legacy and specifically focuses on two of the six City Plan 2040 goals: “We will make
appropriate infill and revitalization our highest priorities”, and “We will create opportunities
for attainable housing”.

“Don’t you just love this City!”
- Mayor Lioneld Jordan

“Dull, inert cities, it is true, do contain the seeds of their own destruction and little else. But
lively, diverse, intense cities contain the seeds of their own regeneration, with energy enough
to carry over for problems and needs outside themselves.” - Jane Jacobs, The Death and Life
of Great American Cities
“Growth is inevitable and desirable, but destruction of community
character is not. The question is not whether your part of the world
is going to change. The question is how.” - Edward T. McMahon

“When you look at a city, it’s like reading the hopes, aspirations and pride of everyone who
built it” - Hugh Newell Jacobsen

“The mark of a great city isn’t how it treats its special places – everybody does that right – but
how it treats its ordinary ones” - Aaron M. Renn
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1.2

City Plan 2040 Executive Summary

During the extraordinary growth period of the early 2000’s, the City of Fayetteville struggled
with leapfrogging residential development on the City’s outer edges, commonly referred
to as suburban sprawl. At the same time, the City was also experiencing redevelopment
in the downtown core, around the University of Arkansas campus, Martin Luther King
Boulevard and in areas of south Fayetteville. In 2005, the City hired Dover Kohl & Partners
Town Planning to help the community to develop a new long-range master plan. City Plan
2025 was the result of intensive public process that included a 10-day charrette process that
engaged over 700 members of the public. In 2011, the country was in the midst of the Great
Recession and while growth had slowed, the principles and goals of City Plan were still
relevant and City staff produced an update of the plan, City Plan 2030, which guided growth
for the last 8 years.

What is a Comprehensive Plan?
A comprehensive plan is the outcome
of the comprehensive planning
process wherein community goals and
aspirations are determined in terms of
the natural and built environment. An
adopted comprehensive plan provides
factual and objective basis to support
zoning decisions and, through public
dialogue, express a vision of the future.
Fayetteville’s comprehensive planning
legacy extends to the 1970 General Plan.

At present, the City is once again in a strong growth cycle and City Plan is due for an update.
In February of 2018 the City Council directed Planning and Sustainability staff with updating
the plan with Resolution # 50-18. A core team of planners was assembled to develop a
framework, timeline, and work plan for this update. City Planning staff began by developing
a public outreach strategy that focused on gathering community input on what was working
with City Plan 2030 and what needed attention or changing. This was accomplished through
numerous public meetings, pop-up events, and availability of paper or on-line surveys.
Community input was gathered at ten in-person events, through community stakeholders,
and on-line. In total, nearly 900 respondents participated. Staff worked diligently to both
reach the largest number of groups and individuals citywide and align the characteristics of
respondents with those of the larger community in terms of age, gender, race, income, City
Council Ward, housing, and other demographics. A synopsis of the public input results can
be found in Chapter 2 with full details in Appendix A of this plan.
In the lead-up to the City Plan update, a recurring theme at public meetings and during
public input was the phenomenal growth Fayetteville is experiencing and the impacts this
has on residents. The significant demographic changes experienced since City Plan 2030’s
adoption 8 years ago bears this out, not least of which is The University of Arkansas’ growth
from 20,856 students in 2011 to 27,778 students in 2018. This exceptional growth resulted
Figure 1.0 - Dover-Kohl Illustrative Plan
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in many multi-family and student housing development projects in and around the university
and downtown. Given this growth, the update focuses on two of the existing City Plan 2030’s
goals: Goal 1, We will make appropriate infill and revitalization our highest priorities; and
Goal 6, We will create opportunities for attainable housing.
Fayetteville has experienced significant infill on large and small, vacant and underutilized
parcels throughout the City, but predominantly in its core. By their very nature, infill
projects take place adjacent to existing homes and businesses and can be controversial
and contentious due to factors such as construction noise and disruption, the size of new
buildings and their placement on a property, and the increased impact of new residents
or businesses. Throughout this period of growth, the City consistently adopted policies,
standards and regulations designed to ensure that infill development is appropriate and
desirable for the neighborhood and larger community. This included amending existing
zoning districts and creating additional zoning districts, developing and adopting commercial
and multi-family design standards, and creating new planning tools for accessory dwelling
units and cluster housing development. However, there are many additional policies and
standards that the City can implement to ensure that infill development is appropriate and
an asset for existing neighborhoods. This 2040 plan update includes new planning tools,
such as the Growth Concept Map and the Infill Assessment Map, and proposes other shortterm recommendations that can address neighborhood concerns regarding “appropriate infill
development”.
The other City Plan goal that staff specifically addressed through this 2040 plan update
is Goal 6 - “The City will create opportunities for attainable housing”. The phenomenal
growth that Fayetteville and the Northwest Arkansas region is experiencing directly impacts
the availability of housing that is affordable for people on the lower end of the economic
spectrum. New housing development is by and large driven by market forces. Typically in
economic expansionary periods, the construction of modest housing for low- to moderateincome households is negligible due to market forces that direct developers to meet the
housing needs of middle- and upper-income households where profit margins are higher. This
often results in the construction of an excess of higher end housing that serves high earners
while exacerbating the low supply and high demand for housing of more modest earners. At
the same time, job growth in the service industry sector, which typically pays lower wages,
continues to increase. Consequently, as jobs in the service industries continue to grow, the

Photo 1.2 - Public Art in Progress

Photo 1.3 - Downtown Apartment Construction

Photo 1.4 - Town Branch Trail Construction
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development of housing for these workers remains flat or may possibly decrease as the
existing stock of housing is incrementally redeveloped. The City can, and does, impact this
housing need in direct ways by financially supporting institutions and non-profits that work in
this arena. These institutions include the Fayetteville Housing Authority and the Seven Hills
Homeless Center. The City also supports housing in less direct ways, such as developing
zoning codes that encourage cluster housing; accessory dwelling units; or two-, three-, and
multi-family developments. This plan update also provides recommendations on policies and
programs the City may undertake to help create opportunities for increasing the supply of
attainable housing in the community.
In many ways Fayetteville and the NWA region is fortunate to be such a highly desirable
place to live, work, and study. Many communities in Arkansas are struggling with declining
populations, stagnant growth, and job losses. The key for any community that is growing
as fast as Fayetteville is to provide a comprehensive approach to planning and managing
growth. City Plan 2040 seeks to provide the framework for the community to balance growth
while retaining our unique sense of place, exceptional natural beauty, strong economy and
rich cultural heritage.

Photo 1.5 - Razorback Greenway Downtown

Photo 1.6 - Public Art

Photo 1.7 - City of Fayetteville Flag
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Photo 2.0 - College Avenue Street Improvements
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2.1

Public Input

Survey Results

City Planning staff began working on the City Plan 2030 update in late 2017 when the initial
project scope was presented to the Planning Commission. In early 2018, the project was
outlined to the City Council where a resolution of support was unanimously passed. As a part
of the update a project team including staff from Communications, Community Resources,
Economic Vitality, Engineering, Geographic Information Systems (GIS), Planning, and
Sustainability was established. Jonathan Curth, Senior Planner, and Leif Olson, Long Range
Planner, served as co-project managers and led the cross-divisional team along with City
Administration and appointed and elected officials to identify City Plan 2030’s successes
and areas for improvement. The project team utilized the Planning Commission as a steering
committee with input provided at regular agenda setting sessions. A recurring area of
discussion revolved around two of the plans’ six goals: Goal 1 – We will make infill and
revitalization our highest priorities; and Goal 6: We will create opportunities for attainable
housing.

Key points from the survey results
include the following:

The project team developed a public outreach strategy that centered on getting input from
residents’ experiences with housing and infill development. Outreach served a second
purpose of informing and educating residents about the projected population growth for
Fayetteville and the realities and costs associated with sprawl development. The project
team developed a survey tool that was utilized online and duplicated in a print or tablet
version for public outreach events. The project team held eight public outreach events to
gather feedback with locations selected to get as representative of a public opinion sample
as possible. Locations for public outreach events included the Fayetteville Farmers Market,
First Thursday events, the Community Development Block Grant summer outreach event in
Walker Park, the Fayetteville Senior Center, the Gulley Park Summer Concert Series, and the
University of Arkansas. Overall, 851 residents (as of 11/15/2018) responded to either the inperson or online survey tool.

•

Approximately 900 online and inperson participants

•

General disagreement that sufficient
housing options are available
citywide

•

Significant willingness to accept
smaller housing in exchange for
access to amenities

•

Largely positive perception of infill
citywide but less when experienced
in respondent’s neighborhood

•

Among the characteristics of
infill development, residents
overwhelmingly prioritized the need
for affordability, walkability, and
greenspace.

“In the neighborhood, I believe that [infill] helps building a sense of community and closeness from one
person to another, but Citywide, I am weary of it meaning that every single square inch of underused space
must be productively used.” - Survey Respondent
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2.2

Updating the Plan

After documenting and reviewing input from staff, appointed and elected officials, and
members of the public, the project team worked to assemble a plan framework that keeps
intact the original six City Plan goals and identifies additional or updated strategies and
action steps for advancing them. One of the fundamental tasks for the plan update was
to provide additional tools for evaluating development proposals, such as rezonings,
annexations, and developments requesting city cost shares. These were designed to be
consistent with City policies and include two new tools: The Growth Concept Map and the
Infill Assessment Elements and Map.

What is a Growth Concept Map?
The Growth Concept Map is a
conceptual map translating the vision
of City Plan 2040 in to an outline for
connected and compact development. It
also serves as a tool to guide decisions
and recommendations about public
investments and economic development.

Growth Concept Map
The Growth Concept Map depicts, in broad terms, how Fayetteville should grow over the
next 20 years. It is based on a series of activity centers and corridors at varying scales. It
is a general map that helps form the basis for strategic planning policies across the city. It
identifies key growth nodes and major areas that should be conserved for natural resources
and open space. This map is intended to inform decisions on public investment and economic
development, including public road and infrastructure improvements, and to provide a
more certain environment for making public and private investment decisions. It may be
used to coordinate, guide and inform the preparation and consideration of more detailed
neighborhood plans, but is not a parcel-level planning tool. The map reflects city-wide
policies to create diverse, efficient, and well-connected communities that are affordable and
rich in local employment, access to transportation, services, and culture. Additionally, staff
identified high-intensity traffic and transit corridors to help understand the nexus between
land use and transportation as it relates to infill and revitalization. The Growth Concept Map
calls out these corridors and provides a basis for understanding anticipated future conditions.

Photo 2.2 - Library Public Workshop

All centers are intended to be mixed-use nodes that are pedestrian-friendly areas served by
current or future transit service.
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Tier One Centers are the most urban places
in the region, attracting visitors from both
Fayetteville and farther afield. These centers
are and will become the retail, cultural,
recreational, and entertainment destinations
of Northwest Arkansas. Buildings found
in a Tier One Center include multi-story
residential and commercial with a dense mix
of shops, homes, jobs, and amenities.

Tier Two Centers are smaller scale urban
hubs, with fewer services, residents, and
jobs than Tier One Centers. Tier Two
Centers largely exist to provide services
and employment to residents within two
to three miles. They are characterized by
housing that ranges from one- to three- story
detached dwellings, duplexes, row houses,
and mid-rise apartments. Commercial uses
will be mixed-use and office buildings.
Notable Tier Two Centers include the
intersections of Crossover Road/Mission
Boulevard, Wedington Road/Steamboat
Road, and North Street/Garland Ave.

Figure 2.1 - Downtown Fayetteville

Figure 2.2 - Uptown Fayetteville

Figure 2.3 - North & Garland

Figure 2.4 - Mission & Crossover

Figure 2.5 - 15th & School

Figure 2.6 - Martin Luther King & Rupple
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Tier Three Centers are intended to serve
the immediately surrounding residential
areas and will cater to the specific needs of
a small market. As a result, no two will be
the same. Some may be characterized by
one or two commercial and/or multi-family
buildings located on a single intersection
while others develop into a mixed-use
core extending over multiple blocks and
serving a broad mix of housing. The nodal
nature of Tier Three Centers are important
for providing a unique sense of place to a
neighborhood. Tier Three Centers shown on
The Growth Concept Map are not intended
to be inclusive of all non-residential services
that may be identified at a neighborhoodscale analysis. Neighborhood-scale and
micro-retail locations are embedded within
the general land use policies discussed
throughout City Plan, not on the Growth
Concept Map.

Figure 2.7 - Mission Heights

Figure 2.8 - Cato Springs & School

Figure 2.9 - Mount Comfort & Salem

Figure 2.10 - Township & Gregg
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High-Activity Corridors are streets that
serve a dual purpose. Firstly, they are major
transportation routes for people and goods
that link other routes and activity centers.
The second purpose is as a destination
or center in and of itself, with a variety
of activities and uses, including but not
limited to housing of various types and
shopping in horizontal or vertical mixeduse patterns. Although appearing as one
continuous corridor on the Growth Concept
Map, High-Activity Corridors are often a
series of Tier Two and Tier Three Centers
that have grown together and continue to
evolve into walkable environments. HighActivity Corridors are actively undergoing
redevelopment as property becomes
available, and efforts should be made to
improve mobility for pedestrian, bicycle,
and transit use.
Transit-Oriented Corridors are HighActivity Corridors that also represent a
regional framework for more frequent transit
service that can support and encourage more
intense and dense housing and commercial
development. Transit-oriented corridors
serve to link Tier Two Centers together in
a series and have the potential to develop
incrementally with a mix of high intensity
residential and commercial uses. College
Avenue/71B between downtown Fayetteville
and Lake Fayetteville Road is an example of

a transit-oriented corridor with the potential
to develop notable Tier Two Centers at the
Evelyn Hills and Fiesta Square shopping
centers per the College Ave Corridor Plan.
Special Districts represent portions of
the City that are historically or currently
intended for more intensive commerce.
Special Districts correlate with specialuse campuses that are semi-autonomous
such as; hubs for education, medical
services, employment, manufacturing,
and distribution, and may include uses
that are not well-suited for residential or
environmentally sensitive areas. Special
Districts take advantage of proximity to
existing transportation routes, but should
develop to become more pedestrian and
bicycle friendly for the large number
of employees in the area. Examples of
Special Districts include the primary
University of Arkansas Campus, Northwest
Arkansas Regional Medical Center, and the
Fayetteville Commerce Park.

Photo 2.3 - Martin Luther King Boulevard

Photo 2.4 - Wedington Drive

Photo 2.5 - Washington Regional Medical Center
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Introduction

Parks and Natural Areas include lands that are prioritized to remain largely undeveloped,
both inside and outside the urban growth areas. These include large undeveloped areas of
open space, tree preservation, hillsides and steep slopes, parks, greenway linkages, stream
and trail corridors, and floodplains. These areas are intended for human interaction and
enjoyment, active and passive recreation, and environmental conservation. Examples of
Parks and Natural Areas include Kessler Mountain Regional Park, Razorback Greenway,
West Fork of the White River, Centennial Park, Lake Sequoyah and Lake Fayetteville.
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Figure 2.11 - Parks and Trails Map
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Infill Assessment Map

Infill Assessment Elements

Over the past five years, staff, elected, and appointed officials have debated the merits
of many projects, trying to decipher if the request is consistent with the adopted goals of
the comprehensive land use plan. Two of the goals often discussed are whether a project,
such as a City cost-share, rezoning, or annexation, should be approved to further the goal
of “encouraging appropriate infill”, or whether it should be denied to further the goal to
“discourage suburban sprawl”. To add analytical criteria addressing these topics, the Infill
Assessment Map was created. This is a geospatial tool that identifies a given parcel’s access
or proximity to amenities that are complimentary to development and serve to further
the City’s goals. Conversely, the tool can identify parcels that may not be appropriate for
development or increased intensity.

The Infill Assessment Map is an
interactive map-based tool for
assessing a specific property or area’s
appropriateness for infill. This is
achieved through aggregating and
overlaying elements of the built
and natural environment that can be
complimentary to or incompatible with
infill.

This map is a living document with the data continuously updated as conditions on the
ground or in the Future Land Use Map change over time. In this way, neighborhoods, nodes,
and corridors will build upon the success of previous projects to develop complete, compact,
and connected places. A further element of this dynamic tool is the ability to score and weight
elements. As the City’s policies towards infill evolve, prioritization of one element may rise
above others, and the map can be amended accordingly.
The two new mapping and spatial analysis tools described above, in addition to updated
Future Land Use Map and Master Street Plan Map were reviewed during several work
sessions with the Planning Commission to solicit additional feedback and then presented to
the City Council on December 13th, 2019. City Plan 2040 and the four maps were formally
adopted by the City Council on January 21st, 2020.

The elements include the following:
•
•

•
•
•
•
•
•
•
•
•
•
•

Street intersection density
Future land use map designation
+ City Neighborhood
+ Urban Center
+ Neighborhood Master Plans
Transit stops
Public water
Public sewer
Multi-use trails
Public Schools
University of Arkansas campus
Fire stations
Grocery stores
Parks
Steep slopes and hillsides
Floodplains
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<< Growth Map Attribute>>

<< Large Growth Concept Map>>

Figure 2.13 - Future Land Use Designation

<< Growth Map Attribute>>

Figue 2.12 - Draft Infill Assessment Map

Figure 2.14 - Transit Proximity

Infill Suitability

N

Low

High

<< Growth Map Attribute>>

Figure 2.15 - Parks and Trails Proximity
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3

Framework
3.1

3.2
3.3

3.4
3.5
3.6

3.7

Vision Statement
Goals
We will make appropriate
infill and revitalization
our highest priority
We will discourage
suburban sprawl
We will make compact,
complete, and connected
development the
standard
We will grow a livable
transportation network
We will assemble an
enduring green network
We will create
opportunities for
attainable housing
City Plan 2040
Benchmarks

Photo 3.0 - Construction on Dickson Street
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3

Framework

City Plan 2040 utilizes the framework
established with City Plan 2025 and City
Plan 2030. This framework outlines the
vision, goals, objectives, and action items
designed to guide the decision-making
process of the public, city staff and
appointed and elected officials. This chapter
identifies the six primary goals of the plan
and their subsequent objectives and actions.
The six goals of the plan were developed
through an intensive public input process
during the creation of City Plan 2025 and
are recognized as still relevant today. Each
goal contains policies that provide guidance
for promoting the stated goal. The policies
typically are not tied to specific time frames,
as they provide direction only; however,
action steps are specific measures that the
City pursues to implement these policies.
Experience gained since the adoption of
City Plan 2025 demonstrates that action
steps are accomplished incrementally over
time with lessons learned along the way
and are subject to constant updating and
improvement.

Vision Statement
In 2040, Fayetteville will be a resourceefficient community, in which citizens and
stakeholders can live, work, learn, and grow.

Fayetteville will have adopted policies to
achieve sustainability, to provide economic
growth, to preserve and protect our natural
and cultural resources, and to enhance the
quality of life for all residents. Residents
will have equitable access to neighborhoods
that are healthy, walkable, and distinct.

Goals
The six goals in this Framework chapter
reinforce the community’s vision for
Fayetteville in 2040, and individually,
address major concerns raised by the public.
Collectively, these goals advance the idea of
a sustainable community, in both rural and
urban areas. The City of Fayetteville defines
“sustainability” as meeting the needs of the
present population without compromising
future generations’ abilities to meet their
own needs. Fayetteville’s land use policies
intentionally combat climate change. The
six goals in this Framework chapter lead to
compact development patterns in the core
of the city, attainable housing, and a robust
and multi-modal transportation system; all
of which reduce greenhouse gas emissions
compared to more land consumptive
development patterns and accommodate
in-migration. The goals for natural resource
preservation in floodplain and steep wooded
areas reduce vulnerability to natural hazards.

While this comprehensive plan update
is specifically focused on clarifying and
furthering two of City Plan’s goals, to
“make appropriate infill and revitalization
our highest priority” and to “provide
opportunities for attainable housing”,
the following sections go through all six
City Plan goals one-by-one, prioritizing
objectives and action items to further the
advancement of achieving the goal.

City Plan 2040 Goals
1. We will make appropriate infill
and revitalization our highest
priority
2. We will discourage suburban
sprawl
3. We will make compact,
complete, and connected
development the standard
4. We will grow a livable
transportation network
5. We will assemble an enduring
green network
6. We will create opportunities for
attainable housing
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3.1

Goal 1 - We will make appropriate infill and revitalization
our highest priority

Encouraging appropriate infill and revitalization as a top priority will allow Fayetteville to
maintain its unique character and minimize the impacts of sprawl. By making infill a priority,
the City should also consider mechanisms to ensure quality development and promote
appropriate development that reflects the existing community character of Fayetteville’s
neighborhoods. With this plan update, staff developed two new tools as described in Section
2: Planning Process. These tools will be helpful in targeting key growth areas at a city-wide
scale and objectively measuring an individual parcel’s contribution to the City’s goal for
appropriate infill. The plan update also included a survey to evaluate the public’s perception
of what constitutes appropriate infill. The results of the survey generally identified that
infill development that complements the context and character of existing neighborhoods
is appropriate, but infill resulting in large out-of-scale buildings with a completely different
architectural style and neighborhood impacts such as overflow parking, noise, and privacy
are not appropriate.

Photo 3.1 - Downtown Mixed-use

Goal 1 Objectives
3.1.1

Allow as-of-right development in designated locations.

As-of-right development in infill locations can lower the cost of development by removing
uncertainty and speeding up the approval process. One way to achieve as-of-right
development is to prepare specific area plans and revise the land development regulations to
allow for the type of growth and development the community desires. Additionally, creating
pre-approved building types for identified areas or locations would provide neighbors with
compatible building designs appropriate to the context of their neighborhood.

Photo 3.2 - Apartments

Photo 3.3 - Downtown Mixed-use
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3.1.2

Recognize the benefits and cost savings of utility and road
infrastructure that already exists in the core of the city and develop a
fee structure that benefits infill over greenfield development.

Impact fees must have a rational nexus to actual development impacts. The current fee
structure is the same for infill as for greenfield development placed far from the urban cores.
Dispersed development requires more infrastructure per unit resulting in higher per unit
costs, and additional maintenance costs. Development in the city core has access to existing
infrastructure that is already available and currently maintained. There are impacts from
infill development, but when such development encourages walking or transit use, thereby
reducing the burden on the existing transportation system, a lower fee or exemption may
be warranted. The City should allocate resources to reviewing and updating the impact fee
structure for Fire, Police, Water and Sewer services to better balance the true impacts of
development based on proximity to these services. Similarly, the City should adopt an infill
boundary, within which development is eligible for cost-sharing and/or reduced fees.

3.1.3

Convert shopping centers and commercial corridors to mixed-use
centers by adding residences, offices and lodging.

The infill of existing shopping centers and corridors allows the economic re-capture of land
value for the developer while producing development that shortens trips for residents by
using existing transportation infrastructure. This strategy for converting shopping centers
into mixed-use centers has been used widely by national developers and shopping center
owners. Re-development that provides more opportunities for people to live and work in
the same area has several benefits, including: less daily trips that rely on the regional road
network, increased support for local businesses, and a greater variety of housing options for
Fayetteville residents. The City can encourage redevelopment of strip commercial centers
through corridor planning processes and the implementation of mixed-use zoning districts.
As an example, the 71B Corridor Plan provides a framework for reinventing College Avenue
as a more walkable and livable place primarily through the conversion of aging and outdated
retail shopping centers and strip commercial development. Additionally, the Tier-One, TierTwo and Tier-Three Activity Centers identified on the Growth Concept map recognizes
locations for targeting these development and/or redevelopment opportunities.

Figure 3.0 - Crossover & Mission Today

Figure 3.1 - Crossover & Mission 2030
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3.1.4

Promote the densest development around logical future transit stops.

For transit to be utilized and cost effective requires density; density of residences, jobs,
commercial areas and other destinations. The University of Arkansas Razorback Transit is
well used in areas of the city close to campus where many students live and study. On the
other hand, Ozark Regional Transit serves areas of Northwest Arkansas that may not be
particularly dense or have high employment numbers. The lack of density challenges the
cost effectiveness of transit and the real or perceived convenience of utilizing transit for
commuting and day-to-day transportation needs for residents. One of the things that the City
can do is to encourage redevelopment of College Avenue to increase residential density and
commercial intensity. The 71B College Avenue Corridor Plan envisions this arterial roadway
to transform incrementally over time into a mixed-use urban thoroughfare that would provide
transit operators with more “capture”, thereby becoming more cost effective and increasing
customer convenience with more frequent buses. Logical transit stops city-wide should be
planned and developed in accordance with the tiered activity centers identified on the Growth
Concept Map. Ultimately, transit can make housing more affordable for Fayetteville residents
by freeing up money typically encumbered by transportation expenses in household budgets.

3.1.5

Reinvest in parks, streets, and civic buildings within the heart of the city.

The tree-lined streets, parks, and historic civic buildings found in Fayetteville’s older
neighborhoods greatly contribute to the unique community character and high quality of life
that residents treasure. Preservation of our tree-lined streets and parks and adaptive reuse of
our historic civic buildings will maintain the community cultural identity. The City should
continue to utilize the Enduring Green Network map to identify and preserve high-value open
spaces that help to create an interconnected green network throughout the community.

3.1.6

Photo 3.4 - Walker-Stone House

Photo 3.5 - Former Public library

Encourage historic preservation and adaptive re-use of buildings.

Historic preservation is crucial in retaining a community’s character, identity, and evolutions.
Preservation and restoration can be an effective tool for economic development and
revitalization, achieving urban sustainability through reducing waste and emissions, and
maintaining property values. Recent calculations indicate that it takes 35 to 50 years for a
new energy efficient building to save the amount of energy lost in demolishing an existing
building (National Trust for Historic Preservation).
Photo 3.6 - Historic County Courthouse and
Center Street
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Preservation and adaptive reuse of Fayetteville’s historically significant structures and
landscapes should be encouraged and achieved by a variety of methods, such as public
education and outreach, establishing local historic districts, accepting façade easements, and
amending the City’s zoning and development regulations.
At the time of this plan’s adoption, City Planning staff is working on the creation of a
Historic Preservation Ordinance that would allow for the appropriate rehabilitation of historic
structures.

3.1.7

Encourage protection of community character in established
neighborhoods.

Many of Fayetteville’s most vibrant and diverse neighborhoods do not meet the requirements
for inclusion on the National Historic Register but are worthy of preservation efforts because
they are stable and foster a sense of community among their residents. Many of Fayetteville’s
neighborhoods built in the 1940’s, 50’s and 60’s in the City’s core and in proximity to
downtown and the University of Arkansas have seen significant development pressure in
recent years. Much of this development has been positive with once vacant and overgrown
lots being developed with infill housing, however, the City is now experiencing a significant
amount of demolition of existing structures with replacement of structures that are out of
scale and character. Zoning and development actions occurring in existing neighborhoods
should be closely evaluated and development tools should be established to ensure that
neighborhood cohesion and character is not sacrificed at the expense of new development.
Zoning provisions, such as height, setbacks, and building mass remain the primary tools that
policy makers can use to preserve these neighborhoods.

Photo 3.7 - University of Arkansas

Figure 3.2 - Fayette Junction Illustrative Plan

Figure 3.3 - Walker Park Illustrative Plan Snapshot
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3.1.8

Encourage new development
that supports and
compliments the unique
characteristics and economic
values of employment clusters
in and around downtown, the
U of A, the north end, the rail
corridor, Drake Field and the
Industrial Park.

There are two emerging central places
in Fayetteville that contain a mixture of
residential and commercial land uses,
alternative transportation linkages, and
employment centers in proximity to each
other. At a neighborhood scale, this mixture
of uses is often described as a “complete,
compact and connected” place. The
downtown/university area of the central city
is rapidly redeveloping with residential and
commercial activities and the uptown area
is filling-in with medium-density residential
to complement some of the existing
commercial and office uses. Both districts
have street network needs that should be
addressed to encourage the efficient use of
land and transportation improvements for
each are described as recommendations in
the Fayetteville Mobility Plan.

provides a general locational framework
for identifying parcels and areas that
have proximity to existing utilities,
infrastructure and services. Undeveloped
or underutilized lands that score highly
on the Infill Assessment Map should be
considered prime candidates for future
development with uses and building forms
that are complementary to the existing
neighborhood.
The Growth Concept Map is also useful for
encouraging the development of mixed-use
and neighborhood-scaled central places that
provide nearby residents with some of their
daily needs in proximity.

3.1.9

Determine feasibility of a
tiered impact fee system.

of the costs to the municipality associated
with providing necessary public services
to the development based on its location.
Tiered impact fees are based on the general
acknowledgement that parcels and locations
that are near the core of the city would have
less impact, and areas on the urban fringe
have more impact. Development on the
fringe of the city will cost the City more
over time to provide street infrastructure,
water and sewer, and life-safety services.
Therefore, development on the fringe
should pay a higher impact fee upfront for
these utilities, infrastructure and services.
Phoenix, Arizona, Bellevue, Washington,
Kansas City, Missouri and Conway,
Arkansas have all implemented an impact
fee system where the fee varies depending
on where the development is proposed.

A tiered impact fee system requires new
development to pay its proportionate share

The Infill Assessment Map tool that staff
developed as part of this plan update
Photo 3.8 - Construction in Downtown Fayetteville
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3.2

Figure 3.4 - Rural

Figure 3.5 - Suburban Sprawl

Goal 2 - We will discourage suburban sprawl

As Fayetteville’s population continues to grow at a fast rate, the City must work with the
community and enact regulations that discourage suburban sprawl on a local and regional
scale. Until very recently, zoning practices have supported a separation of land uses. This
can lead to development that spreads across the landscape in a single-use, low-density and
low-intensity land use pattern which promotes auto-dependent transportation modes. The
impacts of sprawl are widely acknowledged; high numbers of single occupancy vehicle
trips, increased traffic congestion, disconnected street networks, inadequate or non-existent
pedestrian and bicycle infrastructure, and negative health outcomes for residents. Over the
last five years the City has repeatedly discouraged annexation and single-use residential
zoning on the periphery of Fayetteville to further this goal. However, unless regional smart
growth efforts are taken, market forces will shift periphery growth to other communities,
which has occurred. For employees that work in Fayetteville, this results in longer commute
times from outlying communities.
There has been criticism that this goal needs clarity to help determine whether development
in a specific geographic location will contribute to sprawl. To aid in this effort, staff created
a Development Matrix and Map as described in Section 2: Planning Process. This new tool
applies a score across all parcels in the city, awarding points for projects in high growth areas
on the Future Land Use Map and in proximity to infrastructure and amenities, and removing
points in areas targeted for preservation of natural resources or rural character. This matrix
reflects multiple land use policies and goals that lead to prioritizing geographical locations
for development. The matrix discourages development resulting in the negative impacts of
suburban sprawl. The basis of this goal is to build complete, compact and connected places.

“I support infill development because it prevents sprawl and the
over extension of utilities and the over use of a car and traffic in
general. If you live closer to things you do, you drive less, bike and
walk more.” - Survey Respondent
Figure 3.6 - Traditional Development
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3.2.1

Develop alternative
development patterns
that encourage efficient
use of land at the edge
of the city, or in newly
annexed areas.

Development techniques such as
conservation subdivisions allow the
same number of homes as a conventional
subdivision, often with reduced
infrastructure costs, while also preserving
open space, valuable farm land, and natural
resources. Additionally, the City should
evaluate the low-density and agricultural
zoning districts in the existing zoning code
and propose new ones if necessary.
Many communities have adopted lowdensity residential agriculture zoning
districts that set housing density at one
dwelling unit per 10 or 20 acres. This type
of zoning on the urban fringe allows the
community to plan for, and anticipate, the
incremental expansion and development of
the city outward as the population increases.

3.2.2

Direct capital
improvements into
infrastructure that
encourages and supports
infill and revitalization.

Replacing and upgrading aged infrastructure
in the core of the city provides improved
service and fire protection for residents and
businesses. These improvements can provide
a financial incentive for revitalization
projects instead of extending new services
into greenfield areas. In recent years the City
has completed numerous important capital
improvement projects in the core of the
City such as the reconstruction of College
Avenue from downtown to North Street, the
on-going trails network build-out, Garland
Avenue, and many linear feet of new or
reconstructed sidewalk.

3.2.3

Maximize City influence
over development and
preservation in outlying
unincorporated areas.

The City’s Planning area is primarily under
the jurisdiction of Washington County,
and as such development here is generally
allowed at a density of one unit per acre
depending on septic system compatibility.
The City should develop an annexation
policy that quantifies the benefit and costs
of annexing lands adjacent to the City limits
to prioritize appropriate future growth needs
and discourage leapfrog development.
Annexation of adjacent lands could be at
the owners request or through a public
referendum. If large areas of Fayetteville’s
periphery are ultimately annexed for future
growth, zoning tools should be in place
to ensure that growth happens adjacent
to existing development and leap frog
subdivision patterns are discouraged.
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Figure 3.7 - Fayetteville Historic Growth and Future Development Scenarios
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3.3

Goal 3 - We will make compact, complete, and connected
development the standard

Historically, a traditional town form is the concept of creating compact, complete, and
connected neighborhoods at a human scale, as opposed to an automotive scale. Much of
Fayetteville developed post-World War II is created for the convenience of automobiles. Over
the last decade, citizens of Fayetteville clearly indicated through public planning processes
that they desire development patterns that place a high priority on human scale development
patterns. This means pedestrian-oriented buildings, streets and multi-modal transportation
options. This has been reflected in new form-based zoning codes where buildings address
the street, construction of multi-use trails and an on-street bicycle network, and public
investment in new sidewalk and pedestrian improvements along major corridors. Traditional
town form alludes to development patterns prior to World War II that placed an equal priority
on humans and automobiles. As a result, this pattern can achieve a much higher level of
neighborhood cohesion and land use diversity compared with an auto-oriented development
pattern where land uses are rigidly separated. Components that are common to a compact,
complete, and connected built environment include: interconnected street networks, build-

“[Infill] makes spaces more
walkable. It’s frustrating to have
to drive through a large, empty
parking lot to get to a storefront.
It makes one feel exposed as a
pedestrian as well. I love the new
infill developments because it
seems like a better use of space.” Survey Respondent

Figure 3.8 - Dover-Kohl Corridor Development

30

Introduction

to zones that orient buildings close to the
street with parking to the rear and side, a
wide variety of land uses, housing types and
sizes, and convenient access to nearby trails,
parklands and public open spaces.
As cities grow it is natural to both fill-in and
redevelop existing areas, and to develop new
neighborhoods. Whether making an existing
neighborhood more complete, or creating
an entirely new one, it is important to keep
the larger neighborhood geography in mind
with more than a single use development
where appropriate. New neighborhood
development should optimally create places
where people can carry out some of their
typical daily errands within walking or
cycling distance. A complete neighborhood
contains not just housing, but a mix of
structures and uses that are adaptable
for changing uses over time. Optimally,
housing types would be varied with a mix

of housing densities, sizes, floor plans and
building forms within the neighborhood.
Housing variety within a neighborhood is
important because it allows residents to
alter or change their housing options as
they age without the need to move far from
the neighborhood to upsize or downsize.
Traditional town form also values a lowspeed street network with small blocks,
numerous intersections, minimal cul-de-sacs
and on-street parking where appropriate,
especially in areas with higher residential
densities. An interconnected street network
at the neighborhood level encourages
walking, slower traffic, and neighborly
interaction in front yards and along the
street. Alley loaded development further
encourages an attractive streetscape because
amenities and services such as rear garages,
utility locations, and recycling and trash
collection can occur in the rear of the homes
or apartments.

Traditional town form can most easily
be described and visualized through an
“urban transect”. The transect is a system
of ordering human habitats in a range from
the most natural to the most urban. The
transect is generally illustrated as series of
seven zones that show the rural to urban
progression.

Figure 3.9 - Dover-Kohl Fayetteville Development Transect
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3.3.1

Require new growth that results in neighborhoods, districts and
corridors that are:
•
•
•

3.3.2

Compact – via denser housing; meaningful open spaces and preserves; small
blocks
Complete – via housing; mixed uses; civic uses; jobs-housing mix in the
neighborhoods
Connected – via street-oriented buildings; interconnected streets;
interconnected greenways and trails

Prepare a transit-worthy community: increase density in highly
walkable areas along logical future transit routes, and anticipate rail,
street cars and other alternative transit modes.

The 71B College Avenue Corridor Plan provides a framework for incrementally redeveloping this major thoroughfare into a series of inter-connected and livable mixed-use
districts. The City can provide redevelopment catalyst by making capital investments in
increased street, sidewalk and trail connectivity.

3.3.3

Increase the viability of businesses by leveraging the economic
performance of appealing environments that are mixed-use, walkable,
and integrated with green space.

Figure 3.10 - Example Development Layout

The Razorback Regional Greenway illustrates the ability of the City to leverage capital
investments in trail infrastructure to drive economic development. The City created the
Fayetteville Alternative Transportation and Trail Plan in 2003 and began building the Scull
Creek Trail with $2.1 million in funding provided by a bond issue passage. Additional yearly
Capital Improvement Project funding of $1.3 million annually was used to build-out the
remainder of the trail. The economic development catalyst that the trail provided is evidenced
by the residential and commercial development occurring in nodes along the trail spine in
south Fayetteville, throughout downtown/Dickson Street, in mid-town around Poplar Street,
and throughout the uptown district along Mud Creek.
Figure 3.11 - Example Development Layout
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The Growth Concept Map is a tool that can
provide the framework for transforming the
71B College Avenue corridor in a similar
way as the original Fayetteville Alternative
Transportation and Trails plan laid the
groundwork for the development of the
Scull Creek Trail spine that has become the
Razorback Regional Greenway.

3.3.4

Aggregate employment
into mixed-use centers with
amenities.

neighborhoods, and developers to ensure
that new development is compatible with
the existing fabric of the neighborhood.
One action that the City should take is to
develop preapproved building types and
floor plans for identified neighborhoods.
These could be developed through a public
process with input from neighbors and
developers. Infill development can also
be inconvenient or intrusive for neighbors

during the construction process. The City
should develop a “good neighbor” policy.
Good neighbor best practices would provide
construction companies and neighbors
with expectations for construction site and
logistical issues.

Existing single-use business districts should
be expanded to include a mix of residential,
retail, open space, civic and entertainment
users. Mixed-use developments create
active urban areas during more hours of the
day, increase housing options, reduce auto
dependence, and create a local sense of
place and a unique destination.

3.3.5

Continue to develop zoning
and development ordinances
that ensure infill that is
compatible and appropriate.

Infill development can be controversial.
Zoning and development tools such as
regulating building mass, setbacks, and
land use should be evaluated and amended
to provide the right tools for planners,
Figure 3.12 - Fayette Junction Conceptual Sketch
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Transect System Illustrated: Elements that determine urbanism exist in a range that can correspond to the gradient of the Transect.

Transect System
Illustrated
: Elements
determine
urbanism
in a range that
can correspond to the gradient of the Transect.
Most
of the elements
listedthat
here
are addressed
in exist
the SmartCode
prescriptions.
Most of the elements listed here are addressed in the SmartCode prescriptions.
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“Longtime residents in
neighborhoods should be able
to decide if they want their
neighborhood to become higher
density or not. Higher density feels
like they are living in a big city and
lower density feels like they are
living in a smaller town or more
rural area as well as it preserves
more trees and parks. The latter is
what my neighborhood prefers. If
we want various living situations in
Fayetteville, we need to allow for
this type of neighborhood density.”
- Survey Respondent

...................................LOCAL GATHERING PLACES

REGIONAL INSTITUTIONS..................................................

..........................................................PARKS & GREENS

PLAZAS & SQUARES........................................................
A3

Figure 3.13 - Dover-Kohl Fayetteville Development Transect
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3.4

Goal 4 - We will grow a livable transportation network

The City’s adopted Mobility Master Plan is the guiding document for the development of our
transportation system. Its vision is “a transportation system that is equitable and safe for all
users, provides desirable access opportunities for all transportation modes, and promotes and
supports the continued economic growth and prosperity of the city and its citizens.”
Growth projections indicate that Fayetteville will need to grow to accommodate an
additional 50,000 people by the year 2040. This exponential amount of growth will require
the community to make increasingly important choices regarding the City’s transportation
network over the next 20 years. The Mobility Master Plan lays the groundwork for creating
a truly multi-modal transportation network that is designed for all travel modes; cars, transit,
walking, and bicycling.
Planning for transit is especially relevant now as we look to the future and envision how our
street network and development patterns will function in 2040. In 2018, Northwest Arkansas
Regional Planning (NWARP) released a request for proposals to develop a NWA 10-year
Transit Development Plan. Analysis that will be completed with this 10-year transit plan
includes: a demand response operations analysis of both the existing fixed route system and
the ADA/demand response services, a future fixed route and ADA/demand response service
area analysis, a fixed route service concept review process, a transit hub feasibility analysis, a
full public reporting out of findings, and a final report with supporting data. Once completed,
this analysis will be invaluable for setting the framework for a convenient and efficient transit
system. Specific tasks and recommendations to be completed include; creating a baseline
understanding of the current system, conduct a benchmarking analysis of other peer regions,
develop specific program and policy recommendations, develop individual community transit
action plans, propose a regional fixed route transit network, and develop a funding plan based
on existing and future needs.

AC T I V E
TRANSPORTATION
PLAN
Figure 3.14 - Active Transportation Plan

Northwest Arkansas
2040 METROPOLITAN
TRANSPORTATION
PLAN

Prepared by the Northwest Arkansas Regional Planning Commission in cooperation with the Arkansas
State Highway and Transportation Department, Missouri Department of Transportation, Federal Highway
Administration and Federal Transit Administration
March 23, 2016

As part of a regional strategy, transit will be an invaluable asset and quality of life amenity as
the region continues to develop. A well-planned, convenient and efficient transit system can
mitigate against rising automobile ownership costs and increasing traffic congestion while
providing an affordable transportation option for all residents. The first city in the region

Figure 3.15 - NWA Transportation Plan
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that capitalizes on creating complete, compact and connected neighborhoods and districts
linked with transit and active transportation networks will have a strategic advantage in the
marketplace due to the level of livability that its’ residents will enjoy. Fayetteville is poised to
be that City, and the following objectives will generate the framework for achieving the goal
of “creating a livable transportation network”.

Goal 4 Objectives
3.4.1
Photo 3.9 - College Avenue

To achieve urban places that encourage and thrive with pedestrians as part of the mobility
mix, the patterns of proposed development must be specified first during the community
planning stage. Land use decisions should be the first priorities for cities, with suitable
transportation planning to follow. Then, transportation plans for balanced mobility can be
crafted with all modes of travel being considered. Planning tools such as the Future Land Use
Map, Growth Concept Map and Infill Assessment Map are intending to direct development to
locations that are appropriate. The Mobility Master Plan, 71B College Avenue Corridor Plan
and Active Transportation Plan are then used to ensure that the transportation infrastructure is
in line, and complementary, with the land use tools.

3.4.2
Photo 3.10 - Razorback Greenway

Community design should precede and outrank traffic planning.

Make walkable, cyclist-friendly road designs with slow design speeds,
block and street layouts the standard; walkability is part of the street
function.

As new streets are added, or existing streets are improved, walkability can be sustained
through the construction of walkable street sections. Walkable streets typically exhibit
the following characteristics: low vehicular speeds, separation from the vehicle path with
green space, short blocks, adequately wide sidewalks, street trees and on-street parking.
The more these elements can be designed in a street cross section, the higher the probability
that the street will be comfortable for pedestrians. On-street bicycle facilities should also
be retrofitted into appropriate existing streets. This may sometimes be accomplished with
striping and vertical protective treatments during the re-surfacing schedule. The installation
of on-street bicycle facilities that provide east-west connectivity are especially important
given the north-south axis of the Razorback Regional Greenway.
Photo 3.11 - College Avenue
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3.4.3

Plan and construct multiple
corridors instead of single
oversized ones.

An interconnected network of streets offers
motorists a variety of options to get from
one destination to the next. Generally, more
streets per square mile result in a more open
network and drivers can avoid the degree
of peak hour congestion that occurs when
a limited number of large streets become
congested. Two two-lane roads are better
than one four-lane road. Traffic can be easily
dispersed within a road network, rather than
all motorists having to depend on one major
thoroughfare. Adherence to the City’s Street
Connectivity Ordinance is vital for ensuring
that the expanding street network is interconnected with minimal dead-end streets.

3.4.4

while residential streets are key to livability
in neighborhoods. It is the City’s aspiration
that the 71B College Avenue Corridor
project will demonstrate that a cohesive
vision, plan and implementation strategy
for redevelopment can create transformative
places.

3.4.5

Develop context sensitive
corridor plans for major
thoroughfares.

Major thoroughfares are intended to carry
heavy traffic volumes, often at high speeds.
However, thoroughfares connecting regions
vary in context greatly from those that
exist within the city. Often these streets
travel through established neighborhoods,

Transform existing corridors
into great streets: tree-lined,
moderate speed, multi-modal,
good addresses.

More than any other feature, streets define
a community’s character. Great streets are
walkable, accessible to all, interesting,
comfortable, safe and memorable. While
great streets accommodate vehicular and
pedestrian travel, they are also signature
public spaces. Great streets showcase high
quality buildings; mixed-use streets provide
good addresses for sustainable commerce
Figure 3.16 - Dover-Kohl Corridor Development
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facilitate the necessary traffic volumes, but with respect to the surrounding environment.
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3.4.6

Photo 3.12 - Ozark Regional Transit

Commit to evolving a rich menu of transit choices, including citywide
and regional mass transit.

The Northwest Arkansas Regional Planning Commission is funding a 10-year transit plan
called Connect Northwest Arkansas that is expected to be completed after multiple public
meetings. The transit plan is expected to include a regional vision but with the ability to be
adapted to each community. It will include performance measures, service standards and look
at transit across all modes. The final plan will include a technical analysis that will determine
implementation objectives and timelines.

3.4.7

Develop a partnership with the Arkansas and Missouri Railroad.

The Arkansas and Missouri Railroad has an established 139-mile rail corridor providing
services to communities from Fort Smith to Missouri. Railroads provide opportunities to
transport raw materials and goods without using already congested roadways. And unlike
the highway and interstate systems, railroads don’t depend on governments to maintain or
improve infrastructure. There is approximately seven miles of railroad within the City of
Fayetteville, providing current opportunities for economic development, and through the
cooperation with the railroad, additional opportunities in the future.
Photo 3.13 - Arkansas-Missouri Railroad

Photo 3.14 - Razorback Transit
Figure 3.17 - Regional Transit Concept
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3.4.8

Photo 3.15 - Downtown Bike Parking

Plan employment in locations with access to walkable amenities and
transit rather than in isolated locations.

The Growth Concept Map developed for City Plan 2040 offers guidance to the public,
developers, and appointed and elected officials for locations to develop nodes of mixeduse development at appropriate scales for districts, neighborhoods and intersections. Large
employment centers such as downtown, the UofA campus and the uptown area are all located
in highly walkable environments that offer bike and pedestrian access to shops, restaurants
and entertainment. Emerging and redeveloping nodes should be designed to encourage
walkability. Examples include: the intersections of North St. and Garland Ave., Razorback
Road and 15th St., and Crossover and Mission Blvd.

3.4.9

Expand and interconnect the sidewalk and trail system at the
neighborhood, citywide, and regional levels.

The trail network has expanded by 14.5 linear miles of new trail since the adoption of City
Plan 2030 in 2011. Major trail projects completed in this time frame include connecting
Kessler Mountain Park and the completion of the Niokaski Trail. Trail projects currently
underway include the extension of the Mud Creek Trail to Gulley Park, Clabber Creek Trail
and the St. Paul Trail in Southeast Fayetteville. Numerous short trail segments are also
included in the Trail 5-year Plan to close gaps.
Photo 3.16 - Lake Fayetteville Spillway Bridge

“We need more places we can
walk and bike to. Less car-focused
amenities. This can much more
easily happen with infill.” - Survey
Respondent
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3.5

Goal 5 - We will
assemble an enduring
green network

The natural environment is part of what
makes Fayetteville special. Residents
treasure the quality of life associated with
living in a place that offers magnificent
natural amenities and numerous outdoor
recreational opportunities. Ultimately,
preserving the important places and features
of Fayetteville’s natural environment are
critical for giving the City it’s “sense of
place”.
Fayetteville’s location on the divide between
the Springfield Plateau and the Boston
Mountains results in a wide variety of land
forms and features worthy of environmental
preservation. These include native prairie
wetlands, steeply sloped and forested
uplands, and a variety of streams and
water bodies. Many of these features have
been added to the public domain as public
parklands, most notably with Mt. Sequoyah
Woods, Kessler Mountain, Centennial
Park, and Lake Fayetteville. Other open
space lands like the Woolsey Wet Prairie
and Kessler Mountain Preserve are held in
private land trusts or other legal instruments.
Typically, these lands have passive
recreational uses with a variety of walking
and mountain biking trails to provide access
and exploration opportunities. The City
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Enduring Green Network
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Figure 3.18 - Enduring Green Network Map

has also made significant investments in
the paved multi-use trail system to connect
and link the City’s parks and open spaces
together. The trail systems eventual buildout is on track to bring a shared-use paved
trail within ½ mile of 83% of all Fayetteville
residents’ homes by the year 2020, and 97%
by 2040.
The Enduring Green Network (EGN) is a
mapping tool created to understand areas

of the city that have identifiable ecological
value and would provide human and
biological greenway linkages between
major open space anchors. The map was
created by highlighting existing natural
resources and open spaces including;
floodplains, riparian corridors, parks and
trails, and land identified as having high
ecological value by a 2010 Fayetteville
Natural Heritage Association study. The
EGN was mapped as a very generalized and
40

Introduction

broad boundary for use in locating property
that would have high value in creating a
continuous network of greenspaces and
trails throughout the City. As the Enduring
Green Network is realized, it will likely be a
network of many narrow and interconnected
green ribbons and parks. The boundary
is not intended to be used as a regulatory
tool, rather it is utilized by planners to
inform land use recommendations and
decisions. Parks planners will use this
map during development review to make
recommendations for parkland acquisition
and trail corridors. This mapping tool is
also used as a resource for policy makers
when considering and prioritizing land for
preservation or conservation.

Goal 5 Objectives
3.5.1

Vigilantly nurture a
continuum of greenspace,
including:

1. Riparian buffer areas
2. Tree canopy restoration and protection
3. Small neighborhood parks, squares,
commons and greenbelts
4. Major parks and recreation facilities
5. Greenways and trails
6. Large-scale preserves for preserving
hillsides, protecting natural habitats and
water quality, and scenic vistas

3.5.2

Strategically plan for and
acquire land that can be
incorporated into the
Enduring Green Network.

In 2010 the City added the 200-acre Kessler
Mountain Park to the Parks System. An
additional 350 acres adjacent to the park
is preserved in a land trust and contains
miles of soft surface trails. In 2018 the
City, in partnership with the Walton Family
Foundation, was able to purchase 228 acres
on Millsaps Mountain north of Martin
Luther King Boulevard and west of I-49
for the development of a mountain bike
park. Both locations show up prominently
on the Enduring Green Network Map and
are valued for their proximity and unique
ecologies. Future land acquisitions will
likely not be on this scale but may include
pocket parks, stream corridors, and urban
plazas. A network of these smaller open
spaces within walking distance of all
residents provides both environmental
services and benefits to the mental and
physical health of residents in surrounding
neighborhoods that may not have access
to larger, regional parks. The City’s ability
to recognize and acquire important green
spaces, both large and small, is essential
for building a vibrant and healthy city
for future generations. Additionally, the
City should encourage development that
captures the intrinsic value of these green

spaces, whether through complimentary
land uses, shared access, or visibility to the
public, thereby ensuring the community’s
investment in further preservation,
expansion, and use of these lands.

3.5.3

Promote conservation
easements and alternative
development patterns that
encourage efficient use of
land.

The City can proactively encourage the
preservation of land while still allowing
development by creating new policies or
best management practices for lands that
have identified ecological, environmental or
agricultural values. For instance, property
owners that are interested in preserving
their land from future development may
choose to place their lands in a conservation

Photo 3.17 - Scull Creek Trail
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easement. Conservation easements are a
legal tool that allows a property owner to
establish an agreement with a private land
conservation organization, commonly called
a land trust, to constrain future development
while retaining ownership of the land.
The decision to place private lands in a
conservation easement is a voluntary one
and the easement may be sold or donated.
The restrictions of the easement, once set
in place, are perpetual and may therefore
reduce the future resale of the property due
to its development potential being restricted.
The landowner who grants a conservation
easement continues to privately own and
manage the land and may receive significant
state and federal tax advantages for having
donated or sold the conservation easement.
Although a conservation easement prohibits
certain uses by the landowner, such an
easement does not make the land public.

Figure 3.19 - Conventional Greenfield Development

The City can also create new development
tools such as low-density zoning
designations (one home per 20 acres), or a
conservation subdivision design ordinance
that allows a denser cluster development
in exchange for perpetual open space
conservation of the more environmentally
sensitive areas of the property.

Figure 3.20 - Conservation Greenfield Development
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3.6

Photo 3.18 - The Links Apartments

Photo 3.19 - The Coves Subdivision

Photo 3.20 - Walnut Crossing Subdivision

Goal 6 - We will create opportunities for attainable
housing

Housing is the most basic unit of a neighborhood. It forms the basis of neighborhood identity
and contributes to a sense of place. Housing from a business and development point of
view can be reduced quantitatively to a pro forma or profit-based analysis. However, a pro
forma does not get to the qualitative or subjective nature of a neighborhood. The traditional
residential development pattern of most American cities prior to World War II was made up
of a variety of housing types, sizes, and densities all mixed with convenient commercial uses
nearby. This pattern was disrupted after the war with the advent of suburban, auto-oriented
development patterns that are most familiar today. Large swaths of land dominated by a
monoculture of homes of the same type, size, and density is what typified most residential
development in the post-war period.
Recently there has been a paradigm shift in thought within the planning profession where
increasingly high value is placed on creating new, or enhancing existing, neighborhoods with
a wide variety of housing types, densities and price points. These neighborhoods often have
the advantage of an economically and socially diverse population that can support pockets of
density that make the neighborhood desirable for transit and small convenience commercial
uses. These places are also much more likely to have housing available at a variety of price
points that can meet the needs of households with varying incomes. Examples of Fayetteville
neighborhoods that exhibit wide variety of housing density, type, size, and price point include
areas of south Fayetteville, the neighborhoods north of North Street, and areas around the
University of Arkansas campus. Care should be taken that these neighborhoods do not
redevelop to the extent that they drive out the residents of modest means.
One strategy to extend the life of these affordable neighborhoods, which are few in
Fayetteville, is to evaluate the existing zoning to be context sensitive. If the underlying
zoning district does not reflect the pattern language of the built environment, it can encourage
tear down and reconstruction of housing that is out-of-scale and unaffordable. To encourage
preservation of affordable neighborhoods, the zoning should reflect the community character
and allow incremental urbanism and construction of missing middle housing which is a range
of multi-unit or clustered housing types compatible with detached single-family homes that
help meet the growing demand for walkable living.
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A more traditional approach to providing housing is through The Fayetteville Housing
Authority (FHA) which oversees four public housing complexes and a housing choice
voucher program. It is the goal of FHA to provide decent and safe rental housing for eligible
persons of low income, the elderly, and persons with disabilities. There is typically a wait
time of three to nine months for FHA’s public housing units. Rent for public housing is
typically the greater of: 30% of adjusted monthly income; 10% of monthly unadjusted (gross)
income, or $50.

Defining affordable housing
Affordable housing is a term that is defined by the Federal Department of Housing and Urban
Development (HUD) as “housing for which the occupant(s) is/are paying no more than 30
percent of his/her income for gross housing costs, including utilities”. The 30% amount
was set by the U.S Congress in 1981 and any household paying more than this proportion
of their income on housing is considered cost-burdened. Increasingly, the 30% figure is
being challenged as arbitrary for several reasons. First is that different households have
different necessities, with a single individual household less burdened by a 30% housing
cost compared to a family of four with associated clothing, food, and medical necessities.
Secondly, the 30% figure does not consider cost of living, where rents and mortgages in some
markets may readily exceed this threshold, which is further aggravated by higher costs for
goods and services. Lastly is that the 30% cost-burdened threshold does not consider total
income and trade-offs. When considering total income, a household that makes more than
$500,000 a year and spends $150,000 still has far more surplus income than a household
that earns $20,000 a year and spends $6,000 a year on housing. Similarly, a high-income
family that chooses housing with a long-distance commute to work and services is not
fully-comparable to a low-income family that must select a home a long-distance from job
opportunities because that is all they can afford.

Calculating Housing Affordability
Although HUD’s definition of housing
affordability is based on the idea that
households spending >30% of their
income on housing are cost-burdened,
there are new and dynamic means of
assessing housing costs. Transportation
costs are often excluded despite the cost
of vehicle ownership, public transit, and
commuting times all impacting housing
affordability. Even when housing and
transit costs are combined, it may still be
excluded from questions of land use and
development. There is a link between
a municipality’s decision to zone for
housing on the periphery and increased
transportation costs to residents. A
comprehensive approach is needed to
understand and overcome the obstacles
to attainable and affordable housing.

Defining attainable housing
Attainable housing typically refers to housing needed by those who make more than the
income limit established for federal subsidies, but still struggle to find housing in the
current market. Attainable housing as a measure of affordability is more dynamic given its
combination of housing and transportation costs. A basic rule of thumb is that optimally
Photo 3.21 - Hillcrest Towers and Bus Stop
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a household’s housing and transportation costs would not exceed 45% of their monthly
household income, 30% for housing and 15% for transportation. This is typically expressed
as a H+T (Housing and Transportation) Index, which is easily calculated online through
the Center for Neighborhood Technology website. While considering more variables than
the HUD definition of affordable housing, the H+T Index still runs afoul of some criticisms
levelled against defining households spending 30% on housing as cost-burdened. Namely,
that the H+T Index does not adequately consider overall household income or size.

Goal 6 Objectives
Photo 3.22 - House Before CDBG Support

3.6.1

Increase housing choices by encouraging a mixture of housing types
and sizes dispersed throughout the city and in proximity to transit and
active transportation networks.

Varied housing types promote mixed-income neighborhoods and vibrant communities where
attainable housing does not exist in isolation. These neighborhoods reflect traditional urban
neighborhoods where households of varying economic means are integrated in the same
neighborhood, allowing residents to age in place. Form-based zoning districts are a tool that
can be utilized to encourage a mixture of housing types and sizes.

3.6.2
Photo 3.23 - House After CDBG Support

Maintain the quality and quantity of existing attainable housing.

The City of Fayetteville contains a lot of housing that due to the size and date of construction
are relatively affordable to own – compared to constructing a similar sixed unit with today’s
land and construction costs. However, older housing units are not usually energy efficient,
and without proper care, will begin to decrease in quality. Allowing these homes to fall
into disrepair can force families to leave, resulting in the loss of their primary investment.
Dilapidated homes can also hurt values for surrounding properties and even entire
neighborhoods. Energy efficiency upgrades can be obtained, often free of charge, through
the local energy providers; AEP SWEPCO, Black Hills Energy, and Ozarks Electric. These
resources should be directed at low to moderate-income households in the City’s more
established neighborhoods to save residents energy costs and to extend the longevity of the
existing housing stock.

Photo 3.24 - House and Accessory Dwelling Unit
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3.6.3

Figure 3.21 - Homeless Shelter Concept

Establish partnerships with non-profit and private entities to facilitate
the development of attainable workforce housing.

Planning tools such as zoning can only go so far in addressing attainable housing needs in
the community. A comprehensive approach to increasing the attainable housing available
requires multiple partnerships among the public, non-profit and private sectors. However,
attainable housing should not be grouped or focused in any specific area of the city and
should always respect the scale of surrounding developments. It is important for the City to
continue to effectively communicate and develop partnerships with the Fayetteville Housing
Authority to create opportunities for additional housing units to serve the communities lowto moderate-income households. Similarly, the City should continue to look for opportunities
for the creation of affordable housing on publicly-owned land and develop partnerships with
developers to provide flexible, affordable work space and housing.

3.6.4

Make housing relatively more affordable by influencing cost of living
items such as utilities and transportation.

Complete, compact and connected neighborhoods are pedestrian-friendly and provide
everyday services within walking distance, allowing residents to reduce transportation costs,
which could positively affect their ability to obtain housing. Likewise, programs that support
energy efficient housing and home energy retrofits reduce monthly utility bills and overall
cos-of-living expenses.
Figure 3.22 - NWA Continuum of Care Logo

Potential ‘tiny
house’ concept for
transitional housing

Future ‘New
Beginnings’
Homeless Shelter

Figure 3.23 - 71B Illusrative Plan Snapshot

Transportation costs for residents is an issue that City government can directly impact.
Investments in multi-use paved trails and support for public transportation can significantly
reduce residents’ costs for getting to work, school or other daily needs. The City is currently
on track to have 87% of all residents within ½ mile of a trail by the year 2020. The Active
Transportation Plan goal of having 97% of all housing units in the City within ½ mile of
a trail by 2040 will be crucial to providing equitable active transportation options to all
residents regardless of where they live. The City is currently on track to achieve this goal
with three additional miles of trail on average being constructed yearly.
The City should explore developing a community educational campaign addressing housing
affordability including; loss of existing affordable housing and why, utility and transportation
costs, and the need to maintain affordability as part of Fayetteville’s quality of life.
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Short Term 2019-2025
•

Develop a conservation development ordinance, or other form for rural properties, or
those with environmentally sensitive features. (Goal 2 & 5)

•

Develop internal processes to align funding, development and planning of city
infrastructure with the goals of City Plan 2040. (Goal 1 & 2)

•

Identify existing properties that are vacant or prime for redevelopment and initiate formbased rezoning discussions with property owners. (Goal 1, 2, & 3)

•

Use the Enduring Green Network boundary map as a tool when making decisions on
parkland acceptance and acquisition, off-site tree preservation, and when updating the
Master Trail Plan (Goal 4 & 5)

•

Develop a system of metrics for the city to evaluate and prioritize properties for inclusion
in the enduring green network. (Goal 5)

•

Continue to develop and implement form-based codes that establish clear design
standards and assure neighbors that new development will be desirable and compatible.
(Goals 1,3,4 & 6)

•

Determine the feasibility of a Local Housing Trust Fund and Land Bank. (Goal 6)

•

Develop protocols for infill construction projects. Infill construction protocols are
typically designed to outline "good neighbor best practices" and provide construction
companies and neighbors with expectations for construction site and logistical issues such
as; street or sidewalk closures, hours of construction activity, contact information for City
Departments involved in the construction process, etc. (Goal 1)

•

Evaluate and recommended modifications to existing zoning districts to create context
sensitive districts. This would include analyzing and amending permitted and conditional
uses, building mass, setbacks and lot area coverage requirements. (Goal 1, 2, 3 and 6)
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Short Term 2019-2025 (contd.)
•

Evaluate and modify standards for commercial, mixed-use and urban residential uses that
are complementary to the existing context of the neighborhood and adjacent property.
(Goal 1, 2, 3 and 6)

•

Evaluate development thresholds based on quantitative metrics such as building form, not
building type, and the encouragement of missing middle housing. (Goal 1, 2, 3 and 6)

•

Create pre-approved building types for identified neighborhoods. (Goal 1, 2, 3 & 6)

•

Evaluate conditional use permit vs. use-by-right for appropriate infill. (Goal 1)

•

Discuss "spot zoning" in the midst of established neighborhoods, and potential for large
rezoning's. (Goal 1 & 3)

•

Work with the City Council to develop a formal annexation policy to strategically and
deliberately plan for controlled growth on the City's outer edges. (Goal 1, 2, 3 & 5)

•

Develop additional rural/agricultural zoning districts that can be utilized to manage rural
growth and maintain rural character on the City's outer edges, and limit development of
sensitive areas throughout Fayetteville. (Goal 2 & 5)

•

Identify gaps in affordability throughout the city and set numerical targets for housing
that is affordable to a variety of households, including workforce, supportive, lowincome, families with children, and senior housing. (Goal 1, 3, 4 & 6)

•

Promote long-term affordability by targeting the use of public funds for the lowestincome households, including those who are homeless, at risk of homelessness, or who
have other special needs. (Goal 6)

•

Identify new or expand existing dedicated revenue sources for affordable housing. (Goal
6)

•

Examine potential regulatory barriers and policies that impede the provision of household
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affordability, including: infrastructure costs, the costs and benefits of development
ordinances on housing development, and how the City’s fees and requirements impact the
cost of living for households in Fayetteville. (Goal 1 & 6)
•

Develop a community educational campaign to address housing affordability such as; the
loss of existing affordable housing, rising utility and transportation costs, and the need to
maintain affordability as a part of Fayetteville’s quality of life. (Goal 6)

•

Identify opportunities for the creation of affordable housing on publicly-owned land
and develop partnerships with developers to provide flexible, affordable work space and
housing. (Goal 6)

•

Develop a trailside development plan. As part of the trailside development plan, gauge
the feasibility of creating this plan with existing resources or through an external
consultant, engage the public, assess land use and zoning adjacent to trails, and evaluate
existing ordinances. (Goals 1, 2, 3, 4, 5, & 6)

•

Seek funding to complete a citywide Community Preservation Plan to identify resources
for future historic survey and registration, assess current preservation efforts, and plan for
new initiatives. (Goal 1)

•

Work to preserve the historic character and integrity of neighborhoods with multiple
approaches including but not limited to: create one or more Local Regulated District(s)
in neighborhoods listed on the National Register of Historic Places; and utilize other
preservation tools such as overlay districts with the main goal of preserving historic
character. (Goal 1)

Long Term < 5 Years
•

Utilize the Historic District Commission to educate the public on tax credits, appropriate
design standards, neighborhood preservation tools. (Goals 1, 2 & 3)

•

Evaluate the development and implementation of a tiered impact fee system. (Goals 1 & 2)
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•

Evaluate existing street design speed, operating speed and posted speed limits, to ensure
that each is appropriate based on the roadway design and context of the surrounding
environment. (Goal 4)

•

Create a complete neighborhood or street corridor plan every other year utilizing a
charrette process and analyze water and sewer capacity to identify opportunities or
limitations for development. (Goal 1, 4, & 6)

On-Going
•

Support rezoning proposals that result in increased density around logical future transit
stops, rail corridors and major transportation corridors. Recommendations should
generally align with the Growth Concept Map. (Goal 4)

•

Support development and redevelopment opportunities along the existing rail line. (Goal
4)

•

Support and implement the goals, strategies and actions of the transformational 71B
Corridor plan. (Goal 1, 2, & 4)

•

Include public transportation providers in the design phase of new, and retrofitted, street
projects and determine if there is a current or future need for benches, shelters, or bus
turn-offs. (Goal 4)

•

Continue developing and implementing the Infill Assessment Elements and Map with
elected officials as a tool for understanding a parcels proximity to existing utilities,
infrastructure and services. (Goal 1, 2, 3, 4, 5 & 6)

•

Implement and utilize the Growth Concept Map to strategically incentivize the
development of Tier-1, Tier-2, and Tier-3 commercial and mixed-use nodes along major
corridors and as neighborhood centers. (Goal 1, 2, 3, 4, 5 & 6)

•

Actively participate and engage in the regional dialogues and initiatives as outlined in
the report completed by the Northwest Housing Regional Planning Commission entitled
“Our Housing Future- A Call to Action for Northwest Arkansas”. (Goal 6)
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•

Promote long-term affordability
by supporting a local or regional
community land trust and other shared
equity approaches. (Goal 6)

•

Support the creation of a “real-time”
database of available affordable housing
units, services, resources, and incentives
to strengthen the process of connecting
qualified buyers and renters with
affordable housing to comprehensively
lower monthly household expenses.
(Goal 6)

•

Promote long-term affordability by
developing new goals, targets, and
strategies to promote the distribution
of affordable housing in all parts of the
city, including incentives for affordable
housing in new developments and for
the preservation of existing rental units.
(Goal 6)
Photo 3.25 - Urban Residenital Development
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Photo 4.0 - Fayetteville and Old Main
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4.1

Location

Fayetteville, the third largest city in
Arkansas, is an attractive and prosperous
city of approximately 80,522 people (U.S.
Census Bureau – ACS Demographic and
Housing Estimates 2012-2016). Fayetteville
is part of the Northwest Arkansas (NWA)
Metropolitan Statistical Area (MSA) which
is comprised of Washington, Benton, and
Madison Counties in Arkansas and a portion
of McDonald County in Missouri. In 2016,
the U.S. Census Bureau estimated the
population of the NWA MSA at 525,032
people.

Fayetteville has historically served as the
economic, political and cultural center of
a diverse and growing region. The City’s
strategic location enables it to serve as the
gateway to the outdoor tourism opportunities
provided by public lands in the adjacent
Ozark and Boston Mountain regions. These
growing tourism opportunities are one of
the factors associated with the Fayetteville’s
rapid economic development.

Fayetteville was first incorporated in
1836 on the western edge of the Boston
Mountains, an elevated feature of the
greater Ozark Plateau that extends further
west and north. This modest mountainous
terrain helps to shape the historically northsouth oriented land development and street
pattern concentrated primarily along the
lower elevations and valley floors. The City
is home to the University of Arkansas, a
public land grant institution and the flagship
campus of the University of Arkansas
System, established in 1871. In the fall of
2017 the University of Arkansas had a total
enrollment of 27,558 students.

Arkansas State law grants cities the power
to have limited extraterritorial jurisdictional
power over land located in unincorporated
county adjacent to city limits. Prior to 2013,
this included all land within five miles
of the corporate limits, but following a
change in Arkansas Code §14-56-413, local
government extraterritorial jurisdiction was
restricted to two miles. In Fayetteville, these
powers are limited to joint authority with
Washington County over the subdivision
of land. The Northwest Arkansas Regional
Planning Commission coordinates with
regional cities, including Fayetteville,
Greenland, Johnson, Springdale, and
Farmington to revise Planning Area
Boundaries.

As the largest city in Northwest Arkansas,

4.2

Currently, Fayetteville is comprised of
55.4 square miles of land in the City limits
with an additional 35.3 square miles of
adjacent unincorporated land located in the
Fayetteville Planning Area.

Planning Area

Figure 4.0 - Washington County in Arkansas

Figure 4.1 - Fayetteville in Washington County
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4.3

Planning
Area
Planning
Area
City Limits

Planning
Area

Historic Growth
Patterns and Transitions

Fayetteville has experienced five
distinguishable transitions in growth and
development since the mid-1800’s. These
transition periods have each centered
on time periods tied to major economic
changes. A sixth transition is emerging in the
new millennium because of the diversified
economic expansion attributed to the
University of Arkansas’s growth and the
expansion of Fortune 500 companies that
call the NWA region home.

Early Settlers
The original community of Washington, as
Fayetteville was first called, was established
in 1828. The name was changed a year
later due to confusion with a city named
Washington in southern Arkansas. The
McGarrah family was among Fayetteville’s
first settlers and laid claim to a large tract of
land containing a natural spring located at
what is now the corner of Spring Street. and
Willow Avenue.

Figure 4.2 - City Limits and Planning Area

Early settlers were involved in the relocation
of the Cherokee Nation to the west.
Fayetteville, being near the terminal point of
the relocation, became the new home for the
escort party.
Photo 4.1 - Historic Fayetteville

Photo 4.2 - Washington County Courthouse
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In 1834, Congress authorized Washington
County to sell 160 acres to underwrite the
construction of a proper courthouse, these
160 acres became known as the original
town of Fayetteville. The city grew over
the next three and half decades, and in 1870
there were approximately 1,200 acres of
land incorporated as the City of Fayetteville.

Photo 4.3 - Fayetteville Square

Although the early settlement period
appeared to be blessed with prosperity, the
community was greatly impacted by the
Civil War. On April 18, 1863 Confederate
forces led by Brigadier General W. L. Cabell
launched an attack on the Union command
of Colonel M. LaRue Harrison stationed in
and around the Tebbetts House, also known
as the Headquarters House, on East Dickson
Street. The Confederates approached via
what is now East Huntsville Road and
moved up the valley between College Ave.
and the base of Mount Sequoyah. Harrison
was able to repel multiple charges against
the Union’s strong position at the top of
Dickson Street. Unfortunately, much of
the original Fayetteville community was
destroyed by fire during the Battle of
Fayetteville on April 18, 1863.

Reconstruction Period
Following the Civil War, in 1869, the
McGarrah farm was purchased by the Mason
family who subdivided the land into lots on
a plat known as the Masonic Addition. In the
1870’s several large homes were constructed
on the large lots of this subdivision. Portions
of the land were again subdivided and
built upon in the 1880s and thereafter. The
Masonic Addition represented the beginning
of Fayetteville’s reconstruction period in the
post-Civil War years. This growth period
saw the construction of many Antebellum
era houses that became home to many of the
City’s wealthier families.
In 1871, Fayetteville was chosen as the
site of the land-grant Arkansas Industrial
University on a hill west of downtown at the
western end of Dickson and Maple Streets.
A north-south railroad was constructed
through town in 1882 solidifying
Fayetteville’s initial growth period.
In the 1890s, Fayetteville established
itself as a banking and distribution center
that focused on the lumber and fruit and

Photo 4.4 - Fayetteville Square
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vegetable processing industries. It was
during this period of prosperous growth
that two of Fayetteville’s current Historic
Districts, Mount Nord and WashingtonWillow, became the area with the most
prestigious residences. These new
resplendent residential districts attracted
bankers, lawyers, lumber merchants,
furniture manufacturers, university
professors, railroad men, and wholesale
grocers.
Beginning in the 1890s many of the large
lots were again subdivided and the process
of infill development with smaller and more
modest homes was initiated. By the turn of
the century many households in and around
the University rented rooms to tourists and
university students.

Post-War Expansion
The third period of Fayetteville’s transition
in growth occurred following World War
II. This period of expansion was fueled by
the federal government through low interest
loans guaranteed by the G. I. Bill. This
was also a time when building practices
became standardized and the construction
industry began to mass produce housing.
The post-war era was additionally shaped
by increased automobile ownership. This
changed the economics of residential land
development, allowing for growth further

from the City’s center in a lower density and
more suburban land development pattern.
Many of the residential neighborhoods
surrounding the central core of the city were
developed and/or infilled during this period.
Fayetteville’s commercial development
patterns also shifted in the post-war years.
New businesses located along the expanding
arterial roadways. Commercial development
patterns in these newly expanding
commercial corridors emphasized parking
lots along the street frontage with buildings
located in the rear. The first strip malls and
fast food restaurants took hold along College
Avenue and Martin Luther King Boulevard,
then known as 6th Street.
Fayetteville’s industrial base also continued
to expand during this period. Industrial
goods began to be transported by truck,
thereby rendering railroad access less
important than in the past. Wholesalers,
bakeries, hatcheries, repair services, building
supplies, and other traditional commercial
enterprises began to scatter to larger sites
better served by the expanding street and
highway systems.

Photo 4.5 - Downtown Fayetteville

University Expansion Image 1

University Expansion
The fourth major transition in growth
occurred between 1960 and 1970 with the
growth and expansion of the University
Photo 4.6 - Downtown Fayetteville
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of Arkansas. From 1960 to 1965, the
University doubled in enrollment creating
an unanticipated demand for dormitories,
classrooms, apartments and small houses in
and around the campus. During this period,
the first large scale apartment complexes
were primarily built in the residential
neighborhoods north of campus. The initial
market reaction to this unprecedented
growth also resulted in numerous
conversions of older homes and garages
near campus into boarding houses and
apartments.
The increased enrollment, and the
development of additional residential
dwelling units, created new demands for
commercial services. This continued the
post-war trend to locate new commercial
businesses in strip commercial centers
along the major streets. Some of the major
commercial convenience shopping centers
were created in this expansion period,
including the Evelyn Hills shopping center
and the Oak Hills shopping center on
College and Garland Avenues respectively.

Late 20th Century
Between 1970 and 1990 Fayetteville
maintained a steady 1.6 to 1.9 percent rate
of growth per year. Between 1990 and 2000
this growth rate increased to 3.2 percent per
year. Residential, commercial, institutional,

and industrial uses all experienced
significant increases. Much of the developed
area on the existing City’s periphery was
developed during this time. The Fullbright
expressway, now part of Interstate 49,
was constructed along the City’s western
edge providing a bypass for through-traffic
traveling along the Highway 71B corridor.
The Northwest Arkansas Mall and adjacent
lands were developed into large, single-use
regional commercial centers. The “new”
development patterns began to negatively
impact the commercial desirability of the
traditional commercial core of downtown
Fayetteville, with many businesses choosing
to relocate to more “car friendly” areas of
town.
In this period of steady growth, residential
development continued apace and the City
expanded incrementally through annexation
petitions. The residential growth patterns of
the late 20th century primarily resulted in
homogenous, sprawling, and disconnected
neighborhoods, characterized by single use
residential development and dead-end culde-sacs.

Photo 4.7 - University of Arkansas Campus

Figure 4.3 - Highway 71 Postcard

The University of Arkansas also experienced
significant growth from the 1970’s through
2000. Increased enrollment continued to
drive economic growth and population
expansion with additional students, faculty
and staff, service, and professional workers
Photo 4.8 - Fayetteville Square
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moving to the City year after year. Ultimately, the growth of the University provided a stable
and reliable economic engine that drove the Fayetteville’s development in the late 20th
century.
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The New Millennium

Photo 4.9 - The Depot on Dickson Street

Photo 4.10 - Blair Library

Beginning in the early 2000s the City began to acknowledge the shortcomings of the
development patterns that defined the second half of the 20th century. Major long-range
planning processes were undertaken such as the creation of the Downtown Master Plan
in 2004 and the adoption of City Plan 2025 in 2006. These projects were a paradigm shift
in thinking about how to structure, organize, develop, and redevelop Fayetteville. The
Downtown Master Plan introduced form-based zoning districts that valued the placement
of buildings at the street with parking to the rear or side and a de-emphasis on separating
residential and commercial land uses. The Downtown Master Plan encouraged infill
development, redevelopment of surface parking lots, investments in pedestrian infrastructure
such as sidewalks and trails, and the importance of adding dense housing to drive the
reemergence of commercial businesses in the downtown.
Similarly, the adoption of City Plan 2025 set the stage for rethinking the development of
the larger city. The six goals outlined in City Plan 2025 provided a blueprint for how the
community can address the shortcomings of the past and ensure that future development is
appropriately sited and scaled. The six City Plan goals are:
1. We will make appropriate infill and revitalization our highest priority.
2. We will discourage suburban sprawl.
3. We will make traditional town form the standard.
4. We will grow a livable transportation network.
5. We will assemble an enduring green network.
6. We will create opportunities for attainable housing.
In the ensuing years since the adoption of City Plan 2030, the City has seen the impact of
the plan in how, where and what is being built. For instance, aging commercial development
along Martin Luther King Boulevard began to redevelop, new residential subdivisions
were required to provide street connectivity to surrounding properties, infill development
increased, and redevelopment of surface parking lots were encouraged. Dense residential
multi-family dwellings have been constructed in Fayetteville’s core and more impressively

Photo 4.11 - Scull Creek Trail
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in the uptown area. Active transportation systems such as the trail network were planned,
designed and constructed, and vast natural areas and parks areas were purchased and
developed. The adoption of this plan, City Plan 2040, will seek to advance the progress made
in the last two decades.

4.4

Regional Growth Patterns and Transitions

Historically, the smaller communities within Washington County and Northwest Arkansas
have served as semi-autonomous jurisdictions, providing for their residents’ basic needs.
Fayetteville, with 37 percent of the total population of Washington County, has traditionally
served as the governmental, economic, and cultural center of the area. Fayetteville’s
dominance in the region began to shift between the 1970s and 1990s as Springdale, and
later Rogers and Bentonville, began to build regional economic draws based on Fortune 500
companies and newly emerging tourism opportunities.

Photo 4.12 - Walmart

Fayetteville-Springdale Transition
Beginning in the 1970s and extending into the 1980’s Washington County experienced
significant employment and population growth. This is mostly attributed to the emergence
of the poultry industry in Springdale. Between 1970 and 1980 Springdale added 3,700 jobs.
Fayetteville, the much larger city, added 4,600 jobs during this same time. Fayetteville’s jobs
were primarily attributed to growth at the University and the associated service economy but
the development of a new industrial park in south Fayetteville also added many of these jobs.
This period marks the inception of a twin-cities economy that persists in many ways to this
day.
Population growth during the same period showed a similar pattern. Springdale increased
its share of the County’s population from 18% to 23% with the addition of 5,994 people.
Fayetteville’s increase, while impressive at 5,430 people, still led to a slight decrease in its
overall percentage of Washington County’s residents from 36% down to 35%. The U.S.
Census Bureau recognized this new status when it identified the two cities as the FayettevilleSpringdale Metropolitan Statistical Area (MSA) in 1980. Much of this growth was made
possible by the completion of Beaver Lake in 1966 which provided a clean and stable
drinking water source for the region.

Photo 4.13 - Tyson

Photo 4.14 - JB Hunt
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Northwest Arkansas Regional Transition
The second major change in the area began in the 1990’s with the regionalization and
specialization of commerce and industry amongst the communities in Washington and
Benton County. During this period, the region became a more diversified and integrated
economic unit through the expansion of major businesses, including Walmart, J.B. Hunt
Trucking, and Tyson Foods. These businesses drew secondary suppliers and associated
service industries to the region. Between 1990 and 2000 Washington County’s population
increased by 39.1%, or 44,306 people, while Benton County grew by 57.3%, or 55,907
people. In 1990, the U.S. Census Bureau expanded the Fayetteville-Springdale MSA to
include the City of Rogers. Notable projects that helped to grow and connect the region
during this time include the opening of the Walton Arts Center in Fayetteville in 1992, the
opening of the XNA Regional Airport in 1998, and the completion of the I-540 corridor from
Fort Smith to Bella Vista in 1999.

Figure 4.4 - NWA Regional Planning Commission

The growing recognition of the economic importance of the region gave rise to the
establishment of the Northwest Arkansas Regional Planning Commission (NWARPC) in
1966 as the regional planning authority. The NWARPC grew to become the Metropolitan
Planning Organization (MPO) in 1983 responsible for transportation planning under U.S.
DOT regulations. This regional planning role has expanded to involve the NWARPC in
providing guidance on additional important regional issues including; the NWA Razorback
Regional Greenway, Regional Transit Planning, Regional Open Space Planning and more
recently the coordination of the NWA Regional Housing Report. As part of this regional
planning responsibility the NWARPC has undertaken numerous studies and made planning
and policy recommendations to its membership. The 2040 City Plan has incorporated
selected Regional Planning Commission recommendations, thereby taking a leadership role
in supporting regional cooperation and coordination for the benefit of all its fellow members.

21st Century Regionalism
The post 2000 era has seen a period of unprecedented growth for the region even through the
recessionary period of 2008-2011. For the first time the resident population of the NWA MSA
increased to over 500,000 people with an estimated regional population of 525,032 people in
2016 per the U.S. Census Bureau’s American Community Survey. This growth has brought
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unprecedented challenges for the region’s
transportation systems, housing availability
and affordability, and job growth with the
four major cities of the region scrambling
to provide services to their growing urban
populations.

the expansion of the Walton Arts Center in
Fayetteville in 2016, and the development of
hundreds of miles of mountain bike trails on
public lands throughout the region including
the Slaughter Pen Trail in Bentonville and
Kessler Mountain Trails in Fayetteville.

Positively, the continued regionalization
of the two-county area has encouraged
cities within the region to become
partners in attracting economic growth
opportunities, while at the same time
becoming competitors for developing the
amenities that residents and new arrivals
to the region seek. Having achieved the
threshold level of a major economic center
due to their joint size and resources,
each city is now a catalyst for the others’
development. Whereas larger industries
may have previously looked at labor force
indicators and the production resources of
the individual cities as limited, the now
combined resources are attracting national
attention.

As Northwest Arkansas continues to develop
as a regional entity it will become more
important than ever for the major cities of

Notable regional projects that have been
completed since the year 2000 include the
opening of the Arvest Ballpark in Springdale
in 2008, the opening of Crystal Bridges
Museum of American Art in Bentonville in
2011, the completion of the 36-mile long
Razorback Regional Greenway multi-use
trail network connecting Fayetteville to
Bella Vista in 2015, the opening of the
Scott Family Amazeum in Rogers in 2015,

the region to continue to diversify their
economic base and find niche markets in
which to thrive. Fayetteville is poised to lead
the region with our offerings of high quality
of life, low cost of living and ever expanding
job and commerce opportunities.

Photo 4.15 - Crystal Bridges

Photo 4.17 - TheatreSquared

Photo 4.16 - Walmart AMP

Photo 4.18 - NWA Regional Airport (XNA)
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Photo 5.0 - Gulley Park Concert
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5.1

Population Trends

Historically, population growth in
Fayetteville has been sporadic. This can be
primarily attributed to major annexations
in the 1950s and 1970s and the significant
growth that happened in the late 1990s and
early 2000s. As Table 5.0 shows, the greatest
period of growth was between 1940 and
1950 with a growth increase of 107 percent.
Between 1950 and 1960, the growth rate
declined to 19.1 percent. Between 1960 and
1970 the growth rate experienced another
surge at 51.6 percent. Between 1970 and
1990 the growth rate remained relatively
steady, varying between 15 and 19 percent.
The last major population growth jump
happened between 1990 and 2000 with a
population increase of 37 percent.

Year
1940
1950
1960
1970
1980
1990
2000
2010
2017

Table 5.0 ‐ Historic Population
Fayetteville
(Washington & Benton Counties)
% Change
Population % Change
Population
8,212
41,114
17,017
107%
49,979
22%
20,274
19%
55,797
12%
30,729
52%
77,370
39%
36,608
19%
100,494
30%
42,247
15%
210,908
110%
58,047
37%
311,121
48%
73,580
27%
424,404
36%
83,826
14%
498,296
17%

Arkansas
% Change
0%
7%
8%
19%
3%
14%
9%
3%

Source: U.S. Census and NWA Regional Planning Commission
* American Fact Finder ‐ 2016 ACS 5‐Year Population Estimate

The 2010 Census found that Fayetteville’s
population had increased to 73,580 people.
This represented a 27 percent increase
over the 2000 Census. Estimates from the
American Community Survey in 2016
approximates the current population of
Fayetteville at 83,826, a 14 percent increase
over 2010.
Much of Fayetteville’s growth since 2000
can be attributed to the growth of the
University of Arkansas during this period.
In the fall of 2004 the University had total
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enrollment of 17,269 students, by the fall
of 2017 total enrollment had increased
to 27,558 students. This represents a 37
percent increase in enrollment over this
13-year period. As the student population
increased, so have the number of faculty
and staff needed to support the University’s
growth. This has been a major driver of the
population increases the City of Fayetteville
has experienced over the last decade.

Fall Semester ‐
Year
2004
2005
2006
2007
2008
2009
2010
2011
2012
2013
2014
2015
2016
2017

Table 5.1 ‐ University of Arkansas Enrollment Growth
Undergraduate
Law
Graduate
Non‐Degree
Other
13,124
13,654
13,876
14,442
14,861
15,347
16,794
19,027
20,350
21,009
21,836
22,159
22,548
23,044

469
441
430
403
398
396
386
413
410
390
379
375
371
353

2,859
2,950
3,021
3,137
3,192
3,407
3,569
3,759
3,777
3,942
4,022
4,220
4,275
4,161

817
776
599
666
743
699
656
0
0
0
0
0
0
0

Total
Enrollment
17,269
17,821
17,926
18,648
19,194
19,849
21,405
23,199
24,537
25,341
26,237
26,754
27,194
27,558

* Source: University of Arkansas Admissions
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49.8%

50.9%

49.1%

50.9%

49.1%

1,368,707

2017

2010

2000

1,304,693

1,484,281

1,431,637

1,511,778

1,464,694

Fayetteville

50.3%

50.3%

29,458

36,587

36,993

40,530

49.7%

49.7%

28,589

2017

2010

2000
50.7%

Census data shows that both the City of
Fayetteville and the State of Arkansas
are almost evenly split when it comes to
gender. In 2016, the City of Fayetteville had
slightly more women, 50.3 percent, then
men, 49.7 percent. This roughly mirrors the
gender split at the State level of 50.9 percent
women to 49.1% percent.

Arkansas

51.2%

Gender

48.3%
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5.2

40,002

Figure 5.0 - Gender
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5.3

Ethnic Origin

Census data over the last two decades shows that Fayetteville is slowly, but gradually
becoming more racially diverse. In the year 2000, 86.5 percent of residents identified
themselves as white, by the year 2016 this number has decreased to 85.1 percent. Almost
every other ethnic group has increased in population numbers as a percent of the overall
population with African Americans seeing the largest increase, from 6 percent in 2000 to 7.3
percent by 2016.
Table 5.2 - Ethnic Origin

Ethnic Origin

2016

White
African American
American Indian, Eskimo or Aleut
Asian or Pacific Islands
Hispanic Origin of any group
Other Ethnic Group

68,557
5,883
2,037
3,295
6,102
3,655

Population
2010
2000
61,661
4,379
785
2,439
4,725
2,054

50,212
2,969
730
1,574
2,821
1,158

Percent of Total Population
2016
2010
2000
85.1
7.3
2.5
4.1
7.6
4.5

83.8
6
1
3.1
6.4
2.8

86.5
5.1
1.3
2.7
4.9
2

* Source: US Census
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Fayetteville Age Characteristics
The City of Fayetteville has a median age of
27. Median age is often used as an indicator
of the vitality of a population, representing
the “middle”, not the average age of the
population. Half of the population is older
than the median age and half is younger
than the median age. Fayetteville’s median
age of 27 can be largely attributed to the
presence of the University of Arkansas with
Arkansas’ median age at 37.7. The largest
percentage of Fayetteville’s population, at
approximately 37 percent, falls between the
ages of 20 and 34.
Much like the rest of the nation, Fayetteville
is also experiencing increasing numbers of
older people aged 60 and above. In 2016 this
age group consisted of 10,134 individuals,
representing a 7.1 percent increase over
the 9,411 individuals of this age in the year
2010.
Interestingly, the number of children under
the age of 10 has seen a decrease in their
percentage of the overall population since
2010. In 2010 this cohort made up 11.3
percent of the population, while in 2016
it fell to just 10.7 percent of the overall
population. This may be attributed to adults

in the Millennial generation having fewer
children, or putting off having children due
to broader factors in society such as the
2008 economic downturn.

Under 5
5 to 9
10 to 14
15 to 19
20 to 24
25 to 34
35 to 44
45 to 54
55 to 59
60 to 64
65 to 74
75 to 84
85+

Table 5.3 ‐ Age
2016
2010
Total
Total
Population Percent Population Percent
4,718
5.9
4,386
6
3,864
4.8
3,873
5.3
3,740
4.6
3,410
4.6
8,643
10.7
7,203
9.8
15,368
19.1
14,020
19.1
14,218
17.7
13,686
18.6
9,089
11.3
8,131
11
7,430
9.2
7,240
9.9
3,348
4.2
3,789
4.5
2,901
3.6
3,659
3.5
3,951
4.9
2,854
3.9
2,212
2.7
1,958
2.7
1,070
1.3
940
1.3
Median Age 27.3

Median Age = 27.2

2000
Total
Population Percent
3,792
6.5
3,076
5.3
2,881
5
5,844
10.1
10,912
18.8
10,049
17.3
7,305
12.6
6,066
10.5
1,791
3.1
1,293
2.2
2,356
4.1
1,842
3.2
840
1.4
Median Age = 26.9

* Source: US Census and American Community Survey
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Generations
•

The Lost Generation also known as the Generation of 1914 in Europe, is a term
originating with Gertrude Stein to describe those who fought in World War I. The
members of the lost generation were typically born between 1883 and 1900. All members
of this generation are now deceased.

•

The Greatest Generation which was once better known as the “G.I. Generation,” are those
who include the veterans who fought in World War II. They were born from around 1901
to 1927 and came of age during the Great Depression.

•

The Silent Generation also known as the Lucky Few, were born from approximately
1925 to 1942. It includes some who fought in World War II, most of those who fought the
Korean War and many during the Vietnam war.

•

The Baby Boomers are the generation that were born mostly following World War II,
typically born from 1946 to 1964. Increased birth rates were observed during the post–
World War II baby boom making them a relatively large demographic cohort.

•

Generation X, commonly abbreviated to Gen X, is the generation following the baby
boomers. Demographers and researchers typically use starting birth years ranging from
the early-to-mid 1960s and ending birth years in the early 1980s. The term has also been
used in different times and places for several different subcultures or counter-cultures
since the 1950s.

•

Millennials, also known as Generation Y, are the cohort of people following Generation
X. Demographers and researchers typically use the early 1980s as starting birth years
and the mid-1990s to early 2000s as ending birth years. According to Pew Research in
2019, the Millennials will surpass the Baby Boomers in size in the U.S., with 72 million
Boomers and 73 million Millennials.

•

Generation Z is the cohort of people born after the Millennials. Demographers and
researchers typically use the mid-1990s to early-2000s as starting birth years.

“A generation is all of the people
born and living at about the same
time, regarded collectively. It can also
be described as, the average period,
generally considered to be about thirty
years, during which children are born
and grown up, become adults, and
begin to have children of their own.”
Wikipedia 2019

Information from Wikipedia.
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5.5

Households

The U. S. Census defines a household as
all the people who occupy a housing unit.
Households are categorized as family and
non-family. Family households include a
householder and one or more people living
in the same household who are related to the
householder by birth, marriage, or adoption.
A non-family household is a householder
living alone or with non-relatives only.
Fayetteville has some unique household
characteristic’s when compared to the
rest of the State of Arkansas. As of
2016, Fayetteville had a total of 33,528
households. This is an increase of 8.4
percent over the 30,726 households that
were reported in the 2010 Census and a 29
percent increase over the 23,798 households
reported in the year 2000. Not surprisingly
given the large number of unrelated college
students sharing housing units, Fayetteville
had a slightly higher percentage of nonfamily households (53 percent) then
family households (47 percent) in 2010.
By comparison, the non-family to family
households statewide in 2010 was split with
only 32 percent of households being nonfamily, and 68 percent being family.

33,528
30,726
23,798

2000

2010

2016
Figure 5.1 - Fayetteville Total Households
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Family Households. In 2010, married couples represented the largest share of Fayetteville’s
total households at 33 percent. Of the households classified as family versus non-family 71
percent are married couples. This is compared with Arkansas as a whole where 49.5 percent
of households are married coupled.
Female-Headed Households. Female-headed households with no husband present
comprised 10 percent of Fayetteville’s family households in 2010. This number has held
steady since the 2000 Census when female-headed family-households also comprised
10 percent of all family-households. Fayetteville’s percentage of female-headed, familyhouseholds has consistently remained less than the State of Arkansas where 13 percent of all
family-households are female-headed.
Non-Family Households. In 2010, the total number of non-family households in Fayetteville
was 16,152, or 53 percent, of which the number of persons living alone comprised 11,202,
totaling just over 35 percent of the non-family households. Both numbers have remained
consistent with previous Census data. Similarly to the overall household data, this is likely a
result of the large student population associated with the University of Arkansas.
Household and Family Size. Compared to the 2.6 person average household size for
Washington County and the State of Arkansas, Fayetteville had a smaller average household
size in 2010, at 2.2 people. Household and family size has remained relatively consistent for
Fayetteville, Washington County, and the State of Arkansas since 1990.

Average
Household
Size
Average
Family Size

Table 5.4 ‐ Household and Family Size
Washington County
2016*
1990
2000
2010

1990

Fayetteville
2000
2010

1990

Arkansas
2000
2010

2016

2.25

2.21

2.17

2.20

2.50

2.52

2.56

2.57

2.49

2.47

2.53

2.90

2.91

2.92

N/A

3.00

3.07

3.18

3.06

2.99

3.00

N/A

*Source: U.S. Census and American Fact Finder ACS 2016 5‐Year Estimates
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Fayetteville

Washington
County
12%

7%

49%
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5.6

Arkansas

46%
56%

Bachelors or higher
Some College

24%

High School

19%
19%

24%

8%

8%

33%

14%

No Degree

Educational Attainment

Educational attainment is relatively high in
Fayetteville and Washington County when
compared to the State of Arkansas. Fully
92% percent of residents in Fayetteville
and Washington County have a high school
diploma compared to just 86 percent of
residents in the State. The percentage of
residents that have attained a bachelor’s
degree is also high in Fayetteville compared
to both Washington County and the State.
In 2016 fully 49 percent of Fayetteville
residents had bachelor’s degrees or higher,
while only 12 percent of Washington County
and 7 percent of overall State residents had
the same.

Figure 5.2 - Educational Attainment
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5.7

Population Projections

The Northwest Arkansas Regional Planning Commission (NWARPC) uses building permit
data to develop future population estimates for the City of Fayetteville and it’s planning
area. This data is published in the NWARPC 2040 Northwest Arkansas Metropolitan
Transportation Plan. For the purposes of this discussion, Northwest Arkansas represents
Washington and Benton Counties.
Northwest Arkansas as a region has grown at an annual rate of 3.15 percent from Census
2000 to 2010. This represents an annual population increase of 11,328 people in Northwest
Arkansas. This, in turn, translates into an increase in total population from 311,121 people in
2000 to 424,404 in 2010. Washington County itself grew from 157,715 in 2000, to 203,065 in
2010. Fayetteville added 15,533 people over this same period for a total population of 73,580
people in 2010, a 21 percent increase. Further, the U.S. Census American Community Survey
estimates Fayetteville’s 2017 population at 83,826 people, a 12% increase over 2010.
As noted above, the NWARPC uses building permit data and average household size to
develop future population estimates. Northwest Arkansas, the two-county area, is projected
to grow from 424,404 to 803,372 by 2040, an increase of 47 percent. More specifically,
Washington County is projected to grow from 203,065 in 2010 to 397,636 by 2040, an
increase of 49 percent. And finally, Fayetteville is projected to grow to 142,496 people by

Year

1990 (Census)
2000 (Census)
2010 (Census)
2020 (Projection)
2030 (Projection)
2040 (Projection)

Table 5.5 ‐ Population Projections
Fayetteville
Washington County Arkansas
%
%
Population Change Population Change % Change
42,099
113,409
58,047
38%
157,715
39%
0%
73,580
27%
203,065
29%
7%
90,993
24%
252,532
24%
8%
113,734
25%
316,885
25%
19%
142,496
25%
397,636
25%
3%

Source: U.S. Census and NWA Regional Planning Commission
* American Fact Finder ‐ 2016 ACS 5‐Year Population Estimate
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the year 2040. This represents a population increase of 41 percent from the 2017 population
estimate of 83,826.
2040 Population Projections and Land Availability in Fayetteville and its Surroundings:
The Northwest Arkansas Regional Planning Commission projects that by the year 2040 the
population in Fayetteville will be approximately 142,496, an increase of 58,670 residents.
To determine the carrying capacity of the City of Fayetteville to accommodate this growth,
staff analyzed the amount of land suitable for development within City limits and outside
the City within the Planning Area. The analysis evaluated the suitability of undeveloped
land for urban growth, excluding lands with un-suitable soils, floodplains, and steep slopes,
etc. It also excluded vacant land owned by public entities such as the Fayetteville School
District, University of Arkansas, City of Fayetteville, and Washington County. The formula
then excluded approximately 45 percent of the land for non-residential uses, based on
existing development patterns in the Fayetteville. The analysis did not account for infill and
redevelopment of existing developed properties, such as parking lots, or tearing down a
single-family house and re-developing the property with multiple homes, which is occurring
in many city neighborhoods.

Photo 5.1 - Youth Soccer

The analysis concluded that if the additional 50,000 people projected to move to Fayetteville
by 2040 are accommodated on existing vacant land in the city limits, the housing density
would need to be approximately eight dwelling units per acre. Going further, the analysis
concluded that if all land in the Fayetteville Planning Area, totaling approximately 35.3
square miles, were annexed and suitable land developed, the housing density would need
to be approximately four dwelling units per acre. When compared with Fayetteville’s
current overall density of approximately two dwelling units per acre without accounting
for development suitability, a scenario where no land was annexed would necessitate a
significant increase in overall density, while complete Planning Area annexation will see
an approximate doubling of density. While this increase would not likely be spread evenly
across the entire City, just as Fayetteville’s current density is not uniform citywide, areas of
the City would experience significant, relative densification in order to house new residents.
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6.1

Housing Occupancy and
Tenure
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Occupancy
Fayetteville has historically had a larger
percentage of rental housing units then
owner-occupied housing units. This is
mainly attributable to the large student
population. Per the 2016 American
Community Survey data, the total number
of occupied housing units increased by
10 percent from 2010 to 2016, adding
3,497 housing units. This is reflected in the
increase of both owner-occupied housing,
4% increase, and renter-occupied housing,
14%.

Vacancy
Fayetteville’s vacancy rate has decreased
dramatically since 2010. The number
of vacant housing units in 2010 stood at
4,537 units. By 2016, the number of vacant
units had decreased to 2,533 units. This
represents a 44% reduction in the number
of vacant units available for rental and
home-ownership. This vacancy rate change
is largely attributable to the number of
excess housing units that were built prior
to the recession beginning in 2008. As the
economy turned around these units have
become occupied and Fayetteville’s housing
market has tightened.

6.2

Housing Types

Table 6.1 provides information on
residential housing by type. For the purposes
of this analysis, duplex units were included
with the multi-family units. Between 2011
and 2018 Fayetteville has added 4,386
duplex and multi-family units to its’ existing
housing stock for a total of 42,421 dwelling
units. This represents a 20% increase in the
last seven years. Over the same time-period

the City has only added 376 single family
dwelling units, representing a 2% increase.

Table 6.0 ‐ Housing Occupancy and Tenure
Housing Units
Occupancy
Total Occupied Housing Units
Owner‐occupied
Renter‐occupied
Total Vacant Housing Units
Total Housing Units

1990
16,894
7,337
9,557
1,941
18,835

2000
23,798
10,047
13,751
1,669
25,467

2010
30,031
12,519
17,512
4,537
34,568

2016*
33,528
13,063
20,465
2,533
36,061

Percent Change
2016 Over 2010
10.4
4.2
14.4
‐44.2
4.1

* Source: U.S. Census and ACS 2016

Unit Type

Single Family
Duplex and
Multi‐Family
Total

Table 6.1 ‐ Housing Type
Added
Change
Percent
Units
2000 2004 2011 2017 Added (11‐ Change
17)
(11‐17)
13,731 15,574 19,782 20,158
376
2%
Year

Percent of Total Units
2000

2004

2011

2017

52%

50%

53%

48%

12,479 15,450 17,877 22,263

4,386

20%

48%

50%

47%

52%

26,210 31,024 37,659 42,421

4,762

11%

100%

100%

100%

100%

*Source: U.S. Census, City of Fayetteville GIS
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6.3

Age of Housing

Fayetteville has a relatively young housing
stock with 80% of the existing housing
stock being constructed since 1970, and just
over 50% of it being built in the last three
decades. Historically, the period with the
with the most housing units created was
the decade of the 1990’s, followed by the
2000’s. Fayetteville is currently on pace
this decade to equal the percentage of total
housing units constructed in the 1990’s.

Table 6.2 ‐ Age of Housing
Percent of
Time Period
Units Built
Total
2010‐2017
6,150
15%
2000‐2009
6,825
17%
1990‐1999
8,984
22%
1980‐1989
5,683
14%
1970‐1979
4,737
12%
1960‐1969
2,838
7%
1950‐1959
2,242
6%
1940‐1949
1,240
3%
1939 or Earlier
1,765
4%
Total
40,464
100%

6.4

Gross Rent

In 2017, the American Community Survey
estimates that the monthly median rent in
Fayetteville was $734, compared to $725
for Washington County, and $689 for the
State of Arkansas. The City’s median rent
has increased by 13% from 2009 when it
was $639. Washington County’s median rent
is on par with the City going from $644 in
2009 to $725 in 2017, an 11% increase. The
median rent in the State of Arkansas also
increased by 13% over this time.

Year
2009
2017

Table 6.3 ‐ Fayetteville Median Gross Rent
Fayetteville
Washington County
Arkansas
$639
$734

$644
$725

$600
$689

*American Community Survey

*Washington County Property Records
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6.5

Housing Concerns

One way to measure housing affordability is to compare changes in median house value and median household income over time. The median
price of a house increased dramatically in Fayetteville between 2000 and 2009, 41%. During the same period the median household income
increased by just 23%. Between 2009 and 2016 house values increased at a more modest rate of 8%, however, median household incomes
decreased by 1.6%. This comparison illustrates how the increase in home values over the last fifteen years has significantly outpaced median
household incomes. Rising home values combined with relatively flat household income growth negatively impacts the ability of many
potential home buyers to purchase a home, and the ability of people to afford the homes that they have purchased.
Table 6.4 ‐ Housing Cost Change and Median Household Income*

Median House Value
Median Household Income

2000

2009

2016

$100,300
$31,345

$169,700
$40,655

$186,200
$40,013

% Change 2016 % Change 2016
over 2000
over 2009
46%
22%

8%
‐1.60%

* American Community Survey

The traditional measure of housing affordability recommends that housing cost no more than 30% of household income. However, this
benchmark fails to consider transportation costs which are typically a household’s second-largest expenditure. An alternative way to view
housing affordability is through an analysis of the combined housing and transportation costs for the average household. The Center for
Neighborhood Technology has analyzed the combined housing and transportation costs at the Census Block level for City’s across the
nation. This analysis identifies Census Blocks where the combined housing and transportation costs exceed 45%, indicating cost burdened
households. In this analysis, the average Fayetteville household has an overall housing cost burden of 23%, and a transportation cost burden
of 24%, for an overall housing and transportation cost burden of 46%. Some Census Blocks are below this average, and some exceed the
average. The important factor to understand is that on average Fayetteville is right at the upper limits of housing affordability when you factor
in household transportation costs. To view Fayetteville’s Housing and Transportation Index data, visit the interactive map published by the
Center for Neighborhood Technology.
Table 6.5 ‐ Housing Cost Burden at Different Income Levels
Area Median Income (AMI) ‐ 1 Person
$61,148
$50,957
$40,766
$30,574
$25,479
$15,287

% of AMI
120%
100%
80%
60%
50%
30%

Classification
Moderate Income
Moderate Income
Low Income
Low Income
Very Low Income
Extremely Low Income

30% Housing Max
$1,528
$1,273
$1,019
$764
$873
$382

45% Housing and Transportation Max
$2,293
$1,911
$1,529
$1,147
$955
$573

Hourly Rate
$29.40
$24.50
$19.60
$14.70
$12.25
$7.35
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6.6

Housing Strategies

An affordable community can only exist if we make sure that the people who work or go to
school here, at all income levels, can afford to live here. Through incentives and regional
partnerships, Fayetteville can encourage more affordable housing to be distributed throughout
the City. New mixed-use areas as envisioned on the City Plan 2040 Growth Concept Map
can meet the need for more affordably priced housing that is walkable, bikeable, and linked
by transit to jobs and other centers. This can provide Fayetteville residents the opportunity to
reduce the costs of car ownership and meet the needs of Fayetteville’s increasingly diverse
households. Healthy and affordable communities depend on easy, safe access to walking,
biking, and recreation, healthy and nutritious food, quality healthcare, schools, public safety,
and other community services.
Rising housing and related costs, such as transportation and utilities, are a major issue
facing Fayetteville’s residents. Low-income, fixed-income, and, increasingly, middle-class
households struggle to find housing they can afford, especially in neighborhoods close
to downtown and the University of Arkansas. Often, the only housing they can afford is
not close to work or schools and is far removed from daily necessities such as services,
shopping, entertainment, recreation, and dining. Better-located housing is often too expensive
or does not meet the needs of many families with children. As Fayetteville implements its
Welcoming Plan and becomes more diverse—with a growing retired and senior populations,
an increasing number of smaller households, and others interested in alternatives to suburban
living—the single-family homes typical of our central neighborhoods may not be affordable
or suit their needs.
More significantly, high real estate prices increasingly preclude the possibility of purchasing
or renting a house in close-in Fayetteville neighborhoods. To meet the market demand of our
growing and diversifying population, the range of available housing choices must expand
throughout the city. Alternatives to the typical larger-lot single family homes and gardenstyle apartments that characterize much of Fayetteville’s housing stock are needed, including
a greater variety of starter and move-up homes. The introduction and expansion into the
market of housing types such as row houses, courtyard apartments, bungalow courts, small
lot single-family, accessory dwelling units, and live/work units can help meet this emerging
demand.

Photo 6.1 - Duplex and Apartments

Photo 6.2 - Single-family Residence

Photo 6.3 - Sycamore Apartments

78

Supporting Information

The demand for market-rate housing can and should be met by the private sector. The City of
Fayetteville can work with private developers and foundations, non-profits, state and federal
governments, and other local governments in Northwest Arkansas to help those individuals
and families not able to afford market-rate housing, including seniors on a fixed income,
people with disabilities, and low-wage workers. Often assistance from the City may come in
ways not generally associated with rent or mortgage costs. For instance, much of the City’s
existing housing stock may have attributes that contribute to housing unaffordability. Utility
bills can often be reduced by improving how we use water, electricity, and natural gas. Land
use regulations can be used to direct the development of housing units in proximity to multimodal transportation networks. Housing ultimately can be made more affordable by reducing
the transportation costs associated with getting to work, school, or meeting other daily
household needs.

“While I fully support infill
development to help with
housing, this housing is often
unaffordable to residentis who
work and previous[ly] lived in
many of these neighborhoods.
Gentrification is forcing many
of the local population out of
these neighborhoods.” - Survey
Respondent

Therefore, a comprehensive approach is needed to define and provide household affordability
for residents of Fayetteville. Such an approach must take into consideration transportation,
utilities, and access to daily and weekly needs as essential and inter-related components of
household affordability.
The City is addressing many of these issues through some of our recently developed
master plans, including: the Fayetteville Mobility Plan, Welcoming Fayetteville, Workforce
Development, Economic Development, and Energy Action. The following identified action
steps can be implemented in an integrated fashion to reduce the cost of living in Fayetteville:
Actions
•

Fayetteville should actively participate and engage in the regional dialogues and
initiatives as outlined in the report completed by the Northwest Housing Regional
Planning Commission entitled “Our Housing Future- A Call to Action for Northwest
Arkansas”.

•

Fayetteville should identify gaps in affordability throughout the city and set numerical
targets for housing that is affordable to a variety of households, including workforce,
supportive, low-income, families with children, and senior housing.
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•

Promote long-term affordability by:
- Supporting a local or regional community land trust and other shared equity
approaches;
- Targeting the use of public funds for the lowest-income households, including those
who are homeless, at risk of homelessness, or who have other special needs; and
- Developing new goals, targets, and strategies to promote the distribution of
affordable housing in all parts of the city, including incentives for affordable
housing in new developments and for the preservation of existing rental units.

•

Identify new or expand existing dedicated revenue sources for affordable housing.

•

Examine potential regulatory barriers and policies that impede the provision of household
affordability, including: infrastructure costs, the costs and benefits of development
ordinances on housing development, and how the City’s fees and requirements impact the
cost of living for households in Fayetteville.

•

Develop a community educational campaign to address the issue of affordability such as;
the loss of existing affordable housing, rising utility and transportation costs, and the need
to maintain affordability as a part of Fayetteville’s quality of life.

•

Identify opportunities for the creation of affordable housing on publicly-owned land
and develop partnerships with developers to provide flexible, affordable work space and
housing.

•

Support the creation of a “real-time” database of available affordable housing units,
services, resources, and incentives to strengthen the process of connecting qualified
buyers and renters with affordable housing to comprehensively lower monthly household
expenses.

“It takes forever to get anywhere.
Looking for a different housing
option for my growing family is
becoming harder as Fayetteville is
outpricing us. I don’t want to move
to Prairie Grove like a lot of my coworkers.” - Survey Respondent
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Homelessness
In 1995, the US Department of Housing
and Urban Development (HUD) began
requiring communities to submit a single
application for homeless assistance grants.
As a part of this, Continuum of Care groups
were created to act as planning bodies to
coordinate housing and service funding for
homeless families and individuals. The City
of Fayetteville belongs to the Northwest
Arkansas Continuum of Care (NWACoC)
which includes members from regional
service providers, the Fayetteville Housing
Authority, and Fayetteville Public Schools.
Among their activities, one of most
important performed by NWACoC is the
Point-in-Time (PIT) count. PIT counts
provide one-night estimates of both
sheltered and unsheltered homelessness,
including estimates of the number of people
experiencing chronic homelessness, as
well as homelessness among individuals,
Veterans, families with children, and youth.
PIT counts are a critical source of data on
the number and characteristics of people
who are homeless in Northwest Arkansas.
This information provides a basis for
determining the needs of the homeless
population and is utilized in acquiring
funding for service delivery.
In 2019, the NWACoC PIT count identified

Figure 6.0 - NWA Continuum of Care Logo

529 people experiencing homelessness in the
Continuum of Care’s service area, of which
242 were in Fayetteville. This represents
a regional increase of 55 individuals,
with 40 in Fayetteville alone. Of these,
23 were Veterans, with 17 unsheltered.
As an active member of the NWACoC
the City of Fayetteville is committed to
reaching functional zero for all homeless
groups. Functional zero is assessed at
any point in time as the number of people
experiencing sheltered or unsheltered
homelessness being no greater than the
current monthly housing placement rate
for people experiencing homelessness. In
addition to playing an active role in the
NWACoC, the City of Fayetteville has also
provided financial support to local service
providers, including Seven Hills Homeless
Center, a local organization that offers
meals, clothing, showers, connections to
other needed services, rapid re-housing,
transitional housing, and permanent
supportive housing. Additional private, non-

profit, and faith-based organizations provide
resources for individuals and families
facing homelessness in our community.
Services and resources for the homeless are
extensive and varied in the community with
many different organizations performing
specific tasks according to their mission
and purpose. Overnight shelter is largely
provided by the Salvation Army and
day shelter is largely provided by 7hills.
Food is primarily accessed through food
pantries and by churches providing meals.
The NWA Continuum of Care leads the
collaborative effort to end homelessness by
bringing together local service providers,
organizations, and other stakeholders to
develop strategies to coordinate and increase
housing programs and support services such
as legal issues, case management, childcare,
substance abuse, mental heal, rent and
utilities, medical services and employment.

Figure 6.1 - 7hills Logo
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7.1

Fayetteville
Establishments and
Employment

Data derived from the American Community
Survey shows that Fayetteville’s largest
sector of employment, at 32 percent, is
the education and health services sector
which employs nearly 13,000 people. This
employment is primarily driven by the
University of Arkansas and Washington
Regional Medical System and sets
Fayetteville apart from the rest of the region
as well as the State, with Arkansas as a
whole seeing of 24 percent of employees
in the education and health service sector.
The next largest groups by sector each
employ between 10 to 14 percent of the
labor market, and include professional and
ccientific management (11 percent), retail
trade (13 percent), and arts, entertainment,
recreation, accommodation and food
services (14 percent).

7.2

Fayetteville Occupations

In 2016, the total employment in
Fayetteville was 44,321. The largest
employer continues to be the University of
Arkansas, which is followed by Washington
Regional Hospital, Walmart Company,
Fayetteville Public Schools, and the
Veteran’s Administration Hospital. The list
of the City’s largest employers has changed
dramatically since 2009, with an increase in
the number of employers with between 300
and 500 workers.
Table 7.0 - Fayetteville Occupations/Largest Employers
Employer

# of Employees

University of Arkansas

5,300+

Washington Regional Medical System

2,200+

WalMart Company

1650+

Fayetteville Public Schools

1,200+

Federal Veterans Administration

1,500+

City of Fayetteville

789

APAC Central Inc.

600

Pinanacle Foods

550

Tyson Fayetteville Complex

500+

Washington County

500+

Arvest Bank

500+

MANA

500+

CaseStack and Supply Pike

300

* City of Fayetteville Business License Data
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7.3

Civilian Labor Force

The labor force growth of the Fayetteville-Springdale-Rogers MSA continues to outpace the
State and the nation. In 2017, the MSA’s labor force was 260,799, an increase of 17 percent
from 2009. Similarly, the labor force in Washington County increased by 19 percent and by
17 percent in Benton County between 2009 and 2017. These growth rates are significantly
higher than the 6 percent growth in Arkansas and 12 percent growth in the nation.
At the City level, the growth of Fayetteville’s civilian labor force outpaced both the MSA
and the State. From 2009 to 2017, the labor force grew by 22 percent in Fayetteville and 17
percent in the MSA, whereas Arkansas grew by only 8 percent. Additionally, the number
of people unemployed has decreased. At the peak of the recession in 2009, Fayetteville’s
unemployment rate was 6.6 percent. By January of 2017 the unemployment rate has
decreased to 2.9 percent. Fayetteville’s labor force participation rate also increased during
this period, rising from 94 percent to 97 percent.
Fayetteville’s civilian labor force is also highly educated, with 48 percent of the population
over 25 years old holding a Bachelor’s Degree or higher compared to the 22 percent
statewide.
Additional discussion on Fayetteville’s labor market and trends is found in Chapter 11:
Economic Analysis.
Table 7.1 ‐ Fayetteville Unemployment ‐ 2017
Unemployed

Unemployment
Rate

Employed

Civilian Labor
Force

Fayetteville

1,330

2.90%

44,925

46,255

NWA MSA

8,47

3.20%

259,112

267,582

Arkansas

57,895

4.40%

1,268,400

1,326,300

* Bureau of Labor Statistics
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8.1

Geological History

The City of Fayetteville is located on the northwestern edge of the Boston Mountains along
the southeastern rim of the Springfield Plateau with elevations ranging from 1,100 to 1,500
feet above sea level. The eastern and southern portions of the City are characterized by
hilly uplands and river bottoms while the northern and western portions are gently rolling
and consist of deeper soils. Most of Fayetteville sits upon a base of shale and limestone
formations from the Mississippian and Morrowien age. These rock formations are dense
and resistant to weathering. Where exposed at the surface it can create some prominent and
interesting natural features. Fayetteville also lies upon two fault lines. The Fayetteville Fault
dissects the City diagonally from the southwest to the northeast and the White River Fault
runs generally west to east along the Fayetteville and Springdale City limit boundaries. No
seismic activity has been experienced in either of these faults in recorded history.

8.2

Photo 8.1 - Creek

Soils

Fayetteville is located on the divide between the White River watershed and the Illinois River
Watershed. The soils of the White River watershed in the east and southern part of the City
were mostly derived from base materials of the Boston Mountains plateau and the soils of the
western and northern parts of the City were formed from the Springfield plateau. The valleys
in both of these eroded plateaus are floodplains consisting of gently terraced soils. The soil
associations of the Boston Mountains formed under hardwood forests and are underlain by
acidic sandstone, siltstone and shale, or by alluvium derived from these rocks. The soils of
the Springfield plateau were also formed under hardwood forests and are underlain by silty
deposits and cherty limestone.
Soil characteristics are an important factor when considering land use. Steep slopes and
floodplains are less suitable for more urban forms of development and may require special
treatment. Ideally, these areas should be reserved for open space, recreation, conservation
and agriculture. Where more intensive development in these areas is permitted performance,
standards should be utilized in mitigating impacts to the environment. Soils with high water
tables and poor percolative ability greatly increase the cost of on-site sewage treatment
facilities such as septic tanks and community sewerage systems. Edaphic conditions can also
Photo 8.2 - Forest
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lead to increased stormwater infiltration and
streets may stress the capacity of wastewater
facilities. Soils also dictate engineering
requirements for many industrial uses and
traffic ways. Many of the soils in and around
the Fayetteville urbanized area are stony and
rocky, have high shrink-swell potential, or
have low load-bearing or traffic-supporting
capacity

• Southeast extreme of the planning Area:
Included are pockets of the most restrictive
soils around the country club hill area and
along the West Fork of the White River.
• Eastern edge of the existing city limits:
A large mass of the most restrictive soils
is located between Mission Boulevard and
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Most of the land in the Fayetteville Planning
Area has some degree of restriction for
urban development. The Soil Suitability for
Development map groups soils series by
degree of suitability for urban development.
The Map can be summarized by a
description of the four major areas where
soil limitations are most restrictive:
• Southwest quadrant of the Planning Area:
Almost the entire quadrant is covered by
the most restrictive soils for development.
Moderately restrictive soils occupy the
area between Wedington Road and U. S.
Highway 62 west of Interstate 49.
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Fayetteville, Arkansas

Enders Soils Map

Figure 8.0 - Enders Soils Map

It is important to analyze topography in order to understand and illustrate the diversity
of hillsides so that the City, the public, and developers know which areas require more
scrutiny and which hillsides allow more development freedom. Much of the Fayetteville
area is located on shale strata containing swelling clays referred to as the Enders series
of soils. The nature of these soils with their swelling and shrinking can cause heaving,
cracking, water seepage, and rotting of wood building components. Although there are
many solutions to these problems, including engineered foundations and slip foundations,
they can be costly to install and remediate after construction.
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Crossover Road. This area is partially developed with residences. Northeast edge of the older
city center: Pockets of the most and some moderately restrictive soils are located between
Mission Blvd. and Crossover Road. This area is primarily developed with residences.
Generally, the western and extreme northeastern portions of the planning area contain
soils with the least restrictive development potential. These soils are generally sufficiently
permeable to be suitable for septic tank drain-fields. However, areas with perched water
tables are more frequent on the extreme western and eastern edges of the City limits which
may limit development potential.
Topography and suitability of the underlying soil layers have historically influenced the
pattern of development in the Fayetteville. The predominate north to south road and rail
patterns were developed along the valley floors with shorter east-west road segments built
over the hills and steeper grades. This pattern, established by early settlers, of building
houses on the hills and farming the creek bottoms still prevails, with residential areas
primarily located on and along the slopes and commercial development along the lower lying
highways.
From a pure soil suitability standpoint, urban development is best suited for areas west of
I-49 and northeast of Crossover Road where the soil limitations are the least restrictive.

“Infill development helps combat the trend of sprawl
which is not sustainable. Making better use of already
developed land is much better than continuing to
develop natural land.”
“Maintenance of nature in the area is critical to making
Fayetteville livable. Trails contribute without taking away
the beauty, so too should any infill solution.”
Survey Respondents

Soils-related definitions
Alluvium is a loose, unconsolidated
soil or sediment that has been eroded,
reshaped by water in some form, and
redeposited in a non-marine setting.
It is typically made up of a variety of
materials, including fine particles of silt
and clay and larger particles of sand and
gravel.
An aquifer is an underground layer
of water-bearing permeable rock, rock
fractures or unconsolidated materials.
Floodplains are areas of land adjacent
to a stream or river which stretch from
the banks of its channel to the base of
the enclosing valley walls, and which
experience flooding during periods of
high discharges.
A perched water table is an aquifer
that occurs above the regional water
table. This occurs when there is an
impermeable layer of rock or sediment
above the main water table/aquifer but
below the land surface. If a perched
water tables flow intersects the surface
the water is discharged as a spring.
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8.3

Tree Canopy

In light of the ongoing effects of climate change, trees and their associated canopy have
innumerable benefits and an urban forest plays a role in carbon sequestration, mitigating
stormwater issues, filtering pollutants, increasing property values, improving public health,
and reducing the heat island impacts associated with urban areas. A healthy urban tree canopy
can address the three major weather events that are anticipated to affect Northwest Arkansas:
unpredictable but more impactful rain events, drought, and heat waves. Even before broad
acknowledgement of climate change, Fayetteville and its residents placed a high value on
the City’s tree canopy, particularly with the formation of the Tree and Landscape Advisory
Committee in 1993 and the subsequent adoption of a Tree Preservation ordinance regulating
tree removal associated with development.
In conjunction with enforcing the tree preservation ordinances, the City’s urban foresters are
also tasked with documenting Fayetteville’s urban forest and tracking its citywide coverage.
Various tools are utilized for this, including aerial imagery, development records, and
Geographic Information System data for tree canopy, water, buildings, roads, and various
classes of vegetation. The methodology of these analyses varies from year to year with the
availability of new data and improved technology, providing increasingly precise estimates
of canopy. Despite requirements for mitigation tree plantings alongside new development,
there is concern that a gap remains between the projected tree canopy gained from plantings,
and that lost. With recent access to imagery from the National Agricultural Imagery Program,
the urban foresters have new tool, which may be used to identify areas in the City that will
benefit from tree plantings. With many programs already existing and others are in the pilot
stage, the City needs to continue pursuing additional tree planting on both public and private
properties to address the known impacts of climate change.

Photo 8.3 - State Champion Persimmon Tree
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8.4

Slopes and Hillsides
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Hillside/Hilltop Overlay

Slope is a critical factor in determining a
soil’s suitability for supporting development.
The development of severe slopes involving
soils not capable of provided sufficient
foundational support may result in extensive
cutting and filling to stabilize them. When
compounded by the removal of existing
vegetation, the excavation and fill of soil
can result in severe erosion, slumping and
shearing.
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In Fayetteville, areas of severe slope are
characterized by soils less suitable for
development. Shallow depth to bedrock
conditions are compound problems in these
areas. There are several identified beds of
cherty limestone, acid sandstone, siltstone
and shale that have shown faulting and
folding at steeper locations.
Of the 58,037 acres of land within the
City and its’ Planning Area, approximately
16%, or 8,900 acres have slopes of 15
percent or greater. With some notable
exceptions such as Mount Sequoyah, these
slopes have previously remained largely
undeveloped. More recent trends indicate
that development on hillsides and hilltops
is increasing. The passage of the Hillside/
Hilltop Development Overlay District in
2006 provided additional development
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Hillside-Hilltop Map

Fayetteville, Arkansas

Figure 8.1 - Hillside-Hilltop Map

The Hillside/Hilltop maps identifies areas where steep slopes and hilltops exist:
• Southwest quadrant of the Planning Area paralleling both sides of U.S. 71. Almost the
entire quadrant is restricted. Some of the highest elevations in the Planning Area are
found here.
• Southeast extreme of the Planning Area. This area is blocked by a solid line of severe
slopes. Pockets are found around the Fayetteville Country Club.
• Northeast quadrant of the Planning Area paralleling, and to the east of, Old Wire Road.
The steeper slopes are generally confined to a narrow line that terminates on the southern
end with Mount Sequoyah.
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protections on slopes that are 15 percent and
greater and the flatter, bench-like hilltops.
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8.5

Watershed System

Fayetteville is located along a watershed
division line that splits the city from the
southwest to the northeast. The White River
watershed basin drains approximately 40%
of the city’s area and flows to the southeast.
The Illinois River watershed within the
city limits is the smaller basin draining
primarily to the north and west. The White
River flows into Beaver Lake which is the
drinking water source for the region. The
Illinois River watershed eventually drains
into Oklahoma.
While The Beaver Lake watershed is
particularly critical given its role as
the primary drinking water source for
Fayetteville, the Illinois watershed has been
the subject of protracted litigation between
the states of Oklahoma and Arkansas. Since
2003 however, the two states have sought to
work cooperatively to improve water quality
and reduce the negative impacts of nutrient
pollution that have triggered large algal
blooms downstream in Tenkiller Ferry Lake.
Many smaller streams spread out in a
dendric pattern in the upper and middle
portions of the watershed, comprising a
Figure 8.2 - Beaver Watershed Map
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natural surface drainage system. Stream
physiography such as grade, velocity and
volume are largely determined by the
underlying topography, geology and soils.
However, urban development can, and
has, altered many of these natural drainage
systems which can create drainage, storage
and flooding hazards during heavy or
extended duration storm events.

8.6

Flooding

As with many municipalities, Fayetteville
has challenges regarding flooding
throughout our community. These
challenges include, but are not limited to,
public safety, public and private property
damage and access for emergency services
during flood events. To help mitigate these
issues, Fayetteville joined the National
Flood Insurance Program (NFIP) in
January of 1982 by adopting our first flood
insurance rate map (FIRM). This program
began to formally identify areas that are at
risk of flooding, implement regulations to
help mitigate those risks and made federal
flood insurance available to the citizens
of Fayetteville. While the National Flood
Insurance Program has evolved over time,
the concepts and many of the regulations
remain the same as they were in 1982.
Flooding and floodplains are regulated

Figure 8.3 - Illinois River Watershed Map

at local, state and federal level for each
community that participates in the NFIP.
In general Chapter 168, flood damage
prevention, of the Unified Development
Code (UDC) and 44 Code of Federal
Regulations (44CFR) are utilized in
conjunction with the latest Flood Insurance
Rate Maps (FIRM) to determine which
properties may be at risk and in need of
additional regulation to limit flood losses.

These regulations extend to the area defined
as “Special Flood Hazard Areas” located
on the Flood Insurance Rate Maps. These
areas are also commonly referred to as the
floodplain or 100-year floodplain but are
more accurately described as the 1% annual
chance flood area. As the name states, there
is a 1% chance in any given year of a flood
event of that magnitude occurring or put
another way, a 1 in 4 chance of flooding
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during a 30-year mortgage for high risk
areas.
Flooding also brings challenges associated
with water quality. Rising flood waters can
be contaminated by, among other things,
oil and grease, household chemicals,
fuels, sanitary sewer overflows, and soils/
sediment. One major contributor of soil/
sediment and the associated nutrients such
as phosphorus is stream bank erosion. As
flood waters rise, the velocity of the water
increases and can damage stream banks
causing both pollution issues and property
loss. All of these items can damage the
natural ecosystem and potentially harm
drinking water sources. Beaver Lake
is the drinking water source for all of
Northwest Arkansas and approximately 40%
of Fayetteville currently drains into this
watershed. The remainder drains into the
Illinois River Watershed which also has its
challenges with regard to pollutants.
While these issues have solutions, most
are extremely expensive. This is one
reason that the City Council has begun
investigating sustainable funding sources
to deal with flooding and many challenges
related to stormwater throughout the City.
In 2018, Fayetteville contracted with Jacobs
Engineering to study the City’s existing
stormwater infrastructure and the capital
and operational needs to address shortfalls.
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1% Annual Chance
Flood Area
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Fayetteville, Arkansas

Figure 8.4 - Floodplain Map

Stemming from this, the consultant also
addressed the costs associated with making
stormwater improvements and the options
for generating the necessary funding. More
recently, in 2019, Council broadened the
scope of the study to include an evaluation
of a stormwater credit program and potential
to amend existing ordinances to align the
City’s goal for attainable housing with
development thresholds.

93

Supporting Information

8.7

Groundwater

Fayetteville’s groundwater level is generally
about 80-300 feet below the ground surface
depending on the surface elevation. The
groundwater supply is normally dependable
and of good quality, although traces of iron
is present in some places. Few ground wells
are active within the City limits, however,
many residences in the Planning Area rely
on groundwater wells for their potable water
source.

8.8

Surface Water Quality

Surface water quality in and around
Fayetteville is generally high, although
urbanization has led to increasing
sedimentation and turbidity levels in Beaver
Lake. Generally, the upper ends of the White
and Illinois River watersheds have relatively
high water quality with progressively
diminishing water quality as you go
downstream. Major sources of pollutants
and particulates that enter the watershed
are generated from agricultural run-off,
construction, urbanization and litter.

8.9

Drinking Water

Fayetteville gets its drinking water from
Beaver Lake provided by the Beaver
Water District which was established in
1959. The District and the U.S. Army
Corps of Engineers agreed for storage of
water supply in Beaver Lake sufficient to
provide 120 million gallons a day average.
The District has water rights agreements
with Fayetteville, Springdale, Rogers and
Bentonville to store and supply sufficient
drinking water for these communities. As of
October 1, 2017, Beaver Water District sells
water at the wholesale rate of $1.34/1000
gallons, about 1/10th of a cent per gallon,
and supplies this water to over 330,000
customers. The average daily water demand
for the region is about 51 million gallons per
day (mgd) and on a peak day in the summer
may reach as high as 90 mgd.
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Photo 9.0 - Arkansas-Missouri Railroad
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9.1

Fayetteville Mobility Plan

In 2016 the City undertook the development of a Fayetteville Mobility Plan in consultation
with Nelson-Nygard Transportation Consultants. The Fayetteville Mobility Plan is an
invaluable resource that provides a higher level of detail than is found in this chapter of
City Pan 2040 and should be referenced for specific transportation data, analysis, and
recommendations. The Fayetteville Mobility Plan can be accessed on the City of Fayetteville
website.
The project began with a thorough review of existing transportation data and current
planning and policy documents to provide a basis of understanding of transportation in
Fayetteville, as well as its challenges and opportunities. Transportation data from a variety
of sources was organized and synthesized to create spatial and systemic contexts for the
plan. An understanding of the City’s current policies and goals was examined to align with
long-term strategic infrastructure investments. An extensive public input process was utilized
throughout the development of the Mobility Plan to help guide and provide feedback loops
as the plan progressed. Public input opportunities were many and in a variety of formats
including on-line surveys, community events, workshops, and mobile workshop popups at places like the Senior Center and Farmers Market. The findings from the analysis
and public input sections were used to identify and prioritize needs for all transportation
modes: cars, transit, bicycles, and pedestrians. The City’s street network was examined and
recommendations for improvements to the overall system and specific street segments were
identified along with an analysis of the impacts of those changes.

9.2

Figure 9.0 - Mobility Plan

Figure 9.1 - Mobility Plan Public Input

Transportation Context and Street Network

Fayetteville was originally laid out on a compact, gridded street pattern centered first around
the town square. The town grid appears in Washington County’s General Land Survey of
1831. Starting in the 1880s, Fayetteville also became the crossroads of several railroads,
including the St. Louis and San Francisco and the Pacific and Great Eastern. These railroads
established depots on the edge of town at what is now Dickson Street. Through the middle
of the 19th century, the City’s development patterns grew out from the center, maintaining a
pattern of small, walkable blocks with a mix of commercial and residential uses. Like most
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American cities however, Fayetteville’s street and development patterns became more autooriented and less connected in the post-World War II era, with land use patterns based on the
idea that residential, commercial, and industrial uses should be separated from one another.
This post-War conventional development pattern continued in Fayetteville until a recent
paradigm shift in thinking as the planning, engineering, economics, and health professions
began to recognize the unintended fiscal, social, and environmental impacts of sprawling,
auto-oriented development patterns.
In 2018, Fayetteville operates and maintains an extensive street network that comprises
approximately 521 miles of streets covering 55.4 square miles of City. Roadways range from
limited access interstate highways and five-lane arterials down to the smallest residential
streets and alleys. Roadways are typically classified by a functional hierarchy. Ranging
from largest to smallest: Interstate Highway, State Highway, Major Arterial, Minor Arterial,
Collector, Residential, and Local. The larger roadways are managed and maintained by
the U.S. Highway Department, as is the case of Interstate 49, or by the State of Arkansas
with State Highways, 16, 45, 62, 112, and 265. In most cases a State Highway will also be
classified as an arterial street in the City’s Master Street Plan and include a local street name,
such as U.S. Highway 71B which is alternatively known as College Ave.
One of the primary goals of the City’s Energy Action Plan is to reduce annual per capita
vehicle miles traveled (VMT) to reduce the community’s greenhouse gas (GHG) emissions.
Currently transportation accounts for 27% of Fayetteville’s GHG emissions. Reducing
transportation related emissions is directly tied to making smart growth decisions and
investments in our transportation systems. As we work towards the realization of the six
goals in City Plan 2040, many of the actions identified will directly impact and reduce the
community’s VMT and future transportation-related GHG’s. The two primary goals of the
Energy Action Plan as it relates to transportation related GHG emissions are to:
•
•

Photo 9.1 - Razorback Greenway

Photo 9.2 - College Avenue

Reduce the per capita vehicle miles traveled (VMT) to 2010 levels by the year 2030, and
Achieve a 25% walk/bike/transit mode share by the year 2030.

For a more detailed analysis of how transportation is tied to greenhouse gas emission
reductions and climate change initiatives please visit the City’s Energy Action Plan located
on the City of Fayetteville website.
Photo 9.3 - Dickson Street Railroad Crossing
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Primary Vehicular Access
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Fayetteville has five major north to south oriented arterial roadways that carry varying levels
of daily traffic.
In 1999, Interstate 49, then I-540, was extended northward from Fort Smith to Fayetteville
and Springdale. The interstate was extended onward to the north to Bentonville in 2001.
I-540 had originally served as a bypass of Fayetteville to relieve traffic from U.S. 71B which
bisects the city. Highway 112/Razorback Ave-Garland Ave. serves as the transportation spine
that bisects the University of Arkansas. Gregg Ave. through the center of town also carries
significant north/south oriented traffic between the downtown area and the hospital and mall
areas. To the east, State Highway 265/Crossover Road similarly serves to bypass throughtraffic on the east side of the city. And finally, Highway 71B/College Avenue continues to
carry significant through-traffic and serves as a commercial corridor with extensive service,
office, and employment businesses and institutions along its length.

“I’m mostly concerned about
traffic. It sounds simple to fill
unused space with housing to
accommodate population growth,
but what will be done to roads
to accommodate an increased
number of cars on the road?” Survey Respondent

These five north-south corridors have varying levels of access and vehicular throughput. For
instance, the interstate has limited access, high speeds, and large traffic volumes, Highway
265 has limited access with a 45 mile per hour speed limit, and Highway 71B has virtually
unlimited access with numerous curb cuts and street intersections along its’ length.
Fayetteville has two major east-west highways connecting through-traffic across the City to
the wider region: State Highway 45/Mission Boulevard and State Highway 16/Huntsville
Road/Wedington Drive. Other notable east-to-west connections include Joyce Avenue, Poplar
Street, Sycamore Street, North Street and Dickson Street, although many of these streets
Table 9.0 - Primary Vehicular Access
Road Segment
Average Daily Traffic - 2018
Interstate 49
39,000-91,000
Highway 112/Garland Ave.
7,800-21,000
Gregg Ave.
4,900-22,000
Highway 71B/College Ave.
11,000-39,000
Highway 265/Crossover Rd.
19,000-28,000

Speed Limit
60-70 MPH
25-45 MPH
35-40 MPH
35-40 MPH
45 MPH

*Arkansas and City of Fayetteville Departments of Transportation

Table 9.1 - Average Daily Traffic
Road Segment
Average Daily Traffic - 2018
Highway 45/Mission Blvd.
7,300-15,000
Highway 16/Huntsville Rd.
13,000-21,000

Speed Limit
25-45 MPH
25-45 MPH
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Highway 112/Garland Ave.
7,800-21,000
25-45 MPH
Gregg Ave.
4,900-22,000
35-40 MPH
Highway 71B/College Ave.
11,000-39,000
35-40 MPH
segments are discontinuous and terminate at north-south intersections. The fragmented eastHighway 265/Crossover Rd.
19,000-28,000
45 MPH
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to-west street pattern is largely a product of the topography with numerous hillsides running
from *Arkansas
north to south
and
making street
connectivity
and through-ways challenging.
and City
of Fayetteville
Departments
of Transportation
Road Segment
Highway 45/Mission Blvd.
Highway 16/Huntsville Rd.

Table 9.1 - Average Daily Traffic
Average Daily Traffic - 2018
7,300-15,000
13,000-21,000

Speed Limit
25-45 MPH
25-45 MPH

*Arkansas and City of Fayetteville Departments of Transportation

The Fayetteville Mobility Plan identified and evaluated seven major corridors for detailed
analysis based on a wide range of criteria, including:

Photo 9.4 - College Avenue Improvements

• Concerns from residents collected during the public input process.
• Existing conditions analysis of citywide transportation networks including
traffic collision concentrations, traffic congestion, oversized streets, and gaps in the
active transportation network.
• Input from City staff.
The seven street corridors analyzed in the study were: Martin Luther King Junior Boulevard,
College Avenue, Archibald Yell Boulevard, North Street/Mission Boulevard, Dickson Street,
Wedington Drive, and Gregg Avenue. These major roadways provide the backbone and
throughways of the City’s street system with many of them in a state of redevelopment.
Components of the analysis included site visits, current and future traffic volumes, operation
analysis, and recommendations for improvements. Several scenarios were then devised
for each corridor based on current conditions, a no-build scenario projected at 2037 traffic
volumes, a build scenario based on roadway improvements and the projected 2037 traffic
volumes. A quick breakdown of the recommendations for each follow:
• Martin Luther King Junior Boulevard: This corridor caries 26,000-30,000
vehicles daily on average. Recommendations include development of an access
management plan, conversion of the center left turn lane into a median with
dedicated left turn pockets, and sidewalk and pedestrian crossing improvements.
• North College Avenue: This section of College Avenue carries 32,000-37,000
vehicle daily on average. Improvements include reconfiguring left turn movements
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at the intersection with Joyce Boulevard, convert College Avenue to a grand, multiway boulevard with slip lanes to access adjacent properties, accommodate parking
and transit as needed, and extend and widen sidewalks.
• Archibald Yell Boulevard: This four-lane street cross-section carries 12,00026,000 vehicles daily on average. Improvements would consist of new traffic signals
and pedestrian crossings at the intersections of South Street and Rock Street, a road
diet converting the street from 4 lanes to 3 lanes with a median and left turn pockets
where appropriate, a new shared-use side-path, and improved sidewalks with
adequate buffers between moving traffic and pedestrians.
• North Street/Mission Boulevard: Annual average daily traffic counts range from
7,000-20,000 with a street cross-section that varies from two to four lanes.
Improvements such as pedestrian and bicycle infrastructure are proposed to make
this corridor more walkable.

Photo 9.5 - College Avenue

• Dickson Street: The recommendations are specifically for the segment from
College Avenue to Arkansas Avenue, which carries 9,000 vehicles on average per
day. Proposed improvements include restricting left turns at Dickson’s intersection
with West Avenue.
• Wedington Drive: This street segment is characterized by high crash densities and
high traffic volumes of 20,000 to 34,000 vehicles on average per day.
Recommendation for this street segment include creating and implementing an
access management plan and closing some current access points, increasing
sidewalk widths and adding bicycle facilities, providing additional access through
parallel streets, and study of the impact of a new traffic signal at the intersection
with Golf Drive.
• Gregg Avenue: Annual average daily traffic counts are below 21,000 vehicles per
day. Recommendations include a road diet from 4 lanes to 3 and exploration of
transit opportunities.
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9.4

Pedestrian and Bicycle Mobility

Fayetteville places high value on creating and maintaining pedestrian and bicycle
infrastructure to serve all residents of the City. Bicycle and pedestrian (bike/ped)
infrastructure varies widely and is sensitive to the context adjacent streets and land use. Bike/
ped infrastructure includes sidewalks, shared-use trails for both bicycles and pedestrians, and
a wide variety of on-street and adjacent to the street bicycle treatments.

Photo 9.6 - Slow Roll Bicycle Event

Fayetteville first adopted the Fayetteville Alternative Transportation and Trails (FATT) Plan
in 2001 and it was updated in 2009. In 2015, the City developed a new plan that updated
and replaced the FATT plan. The new alternative transportation plan is titled the Active
Transportation Plan (ATP) and its framework is based upon six goals:
• Strive to create an inclusive multi-modal transportation system.
• Endeavor to build a trail connection with on-half mile of every residence.
• Increase the active transportation commuting mode share to 15% by 2020.
• Work to identify and correct missing bicycle and pedestrian linkages.
• Partner with advocates to address bicycle and pedestrian needs.
• Earn a League of American Bicycle Friendly Community designation of Silver by
2017.

Photo 9.7 - Slow Roll Bicycle Event

Implementation is designed to reach the ATP pedestrian and bicycle goals and objectives
through a series of specific action items. Pedestrian actions fall into planning, engineering,
safety and encouragement, and street cross-section recommendations. A brief list of
pedestrian recommendations includes conducting baseline sidewalk gap analysis and
mapping, making street intersections and trail crossings safer and comfortable for
pedestrians, emphasis on future east-west trail connections, and separate pedestrians and
bicycle facilities where the combined active transportation network causes conflict among
users. For a thorough understanding of the Fayetteville Active Transportation Plan please
visit the City of Fayetteville website.

Photo 9.8 - Clear Creek Trail Bridge
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9.5

Transit

The Northwest Arkansas Regional Planning Commission (NWARPC) is the region’s
designated Metropolitan Planning Organization (MPO). MPOs are federally-mandated
and federally-funded organizations that serve primarily to ensure regional transportation
planning and cooperation, including public transit. NWARPC is the designated MPO for the
Fayetteville-Springdale-Rogers AR-MO urbanized area and the recipient of Federal Transit
Authority (FTA) Formula Grants.
Fayetteville is served by two public transit agencies – Razorback Transit and Ozark Regional
Transit (ORT). Ozark Regional Transit began operations in Northwest Arkansas in 1979
under the direction of Community Resources Group (CRG), a local non-profit organization.
In 2001, after CRG ceased providing service, mayors from Fayetteville, Springdale, and
Rogers, as well as County Judges from Benton, Carroll, Madison, and Washington Counties
formed a Board for managing ORT services. Currently, ORT receives funding from the
FTA for both rural and urban services. Additionally, these funds are matched with a State of
Arkansas tax on rental cars and a local match from the cities and counties that it serves. ORT
also provides fixed route and demand response services in areas of Washington, Benton, and
Madison Counties.

Figure 9.2 - NWA Regional Planning Commission

University of Arkansas’ Razorback Transit (Razorback Transit) also originated in 1979
through the joint efforts of the University, the Arkansas State Highway and Transportation
Department (AHTD, now ARDOT), and NWARPC. In July of 2004, Razorback Transit
became a direct recipient of FTA funds. Razorback Transit provides fare-fee transportation
service to on-campus locations and major off-campus living and shopping areas in
Fayetteville.
More information about both transit agencies can be found in the NWA 2040 Metropolitan
Transportation Plan on the Northwest Arkansas Regional Planning Commissions website.

102

Supporting Information

Transit Development Plan: in 2010 a Northwest Arkansas Transit Development Plan (TDP)
was developed to create a framework for expanding service in the NWA region. The TDP
recommendations were based on a thorough analysis of the existing conditions and had
extensive public input and survey components. In addition to the standard public outreach
process, a transit Ridecheck Survey on all ORT and Razorback Transit fixed-route services
(boardings and alightings by stop, trip, and route), and an On-board Survey for trip data
(origin, destination, trip purpose) were conducted, as well as demographics analysis.

Northwest Arkansas
2040 METROPOLITAN
TRANSPORTATION
PLAN

Northwest Arkansas Travel Demand Forecasting Model: a regional model based on the
traditional four-step sequential modeling method (Trip generation, trip distribution, mode
choice, and route assignment) with a feedback loop was developed in 2004 and has been
updated several times. The most recent update was finalized in 2015 and added a mode
choice model for vehicular travel as well as transit in the region. The newly-upgraded model
has the capability of utilizing the travel time results from the model to aid local transit
agencies in their route planning, evaluation, and needs assessment.
Northwest Arkansas Transportation Alternatives Analysis: a regional transportation
alternatives analysis was completed in 2014. The study’s geography was the 40-mile, northsouth Interstate 49 corridor in Washington and Benton Counties. To the greatest extent
possible, the study approach followed the planning guidelines of the FTA, especially those
that apply to New Starts and Major Capital Investment funding. The alternatives studied were
light rail (new location in I-49 corridor), commuter rail (in the Arkansas & Missouri Railroad
corridor), and Bus Rapid Transit (BRT) on Highway 71B.

Prepared by the Northwest Arkansas Regional Planning Commission in cooperation with the Arkansas
State Highway and Transportation Department, Missouri Department of Transportation, Federal Highway
Administration and Federal Transit Administration
March 23, 2016

Figure 9.3 - NWA Transportation Plan

Bus Rapid Transit Study (BRT): In 2018, the Walton Family Foundation is funding a
study in collaboration with ORT to assess the potential of operating a higher level of bus
service along U.S. Highway 71 or I-49 between Fayetteville and Bentonville. BRT is
typically predicated on a number of features to be successful, including priority treatment
at traffic signals to speed up travel time, special boarding platforms for rapid boarding, and
a connected bus with no wait to your final destination. The results of the BRT study are not
available at the time of this City Plan 2040 update.
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The transit landscape in Fayetteville and the region is in a state of flux. In the summer of
2018, Fayetteville’s City Council approved a resolution to fund the share of Fayetteville’s
ORT ridership fares for the remainder of the year to provide a free and seamless ridership
experience in Fayetteville. Recent challenges and opportunities present the transit agencies,
communities served, and board partnerships with the responsibility of making some farreaching decisions. What is certain is that transit will be playing an active role in how
people move throughout the NWA region in the future. Planning, designing, funding, and
implementing an efficient and equitable regional transit system is imperative to maintaining
a high quality of life for existing and future residents as the region continues to grow and
develop.

9.6

Rail

Photo 9.9 - Razorback Transit

Fayetteville is served by an active ail line, the Arkansas and Missouri Railroad, which
divides the City in a north-south direction and stretches from Monett, Missouri to Fort Smith,
Arkansas along 149 miles of track. Though primarily a freight line, the Railroad also operates
a tourist passenger train, making trips originating in Springdale to local areas of interest. The
Railroad has recently expressed interest in expanding freight services in the City and has
been willing to discuss the potential for a commuter or special event passenger rail service in
the future.
The Arkansas and Missouri Railroad has worked with the City to improve Fayetteville’s
trails system and pedestrian streetscape. A 99-year lease was signed allowing for potential
trail crossings, with a preference for grade separation where bicycle and pedestrian traffic
travels over or under railroad tracks. In 2015, the Railroad cost-shared with the City to make
improvements to the crossing on Dickson Street, an exceptionally high-traffic pedestrian
area. These projects have all included a consideration for pedestrian safety and coordinated
traffic signalization that fosters future cooperation between the City and Railroad.
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9.7

Aviation

Fayetteville Executive Airport, Drake Field is a FAR Part 139 Class IV General Aviation
airport located three miles south of downtown Fayetteville. The airport is adjacent to
Highway 71 with easy access to I-49. Drake Field is the premiere general aviation airport
in Northwest Arkansas and it serves the needs of both private and corporate aviation along
with unscheduled charter of commercial aircraft in support of the University of Arkansas
Athletics. There are eight T Hangar buildings with 94 individual units, and the fixed-base
operator (FBO) hangar which can store up to 6 aircraft. An additional six corporate hangars
are utilized by various corporations and the University of Arkansas. Aircraft maintenance and
an avionics shop are housed in separate hangars. There are currently 111 aircraft based at the
airport.

What is a “General Aviation”
airport?
Per the Federal Aviation Administration,
a Class IV Airport is a facility that serves
only unscheduled operations of large air
carrier aircraft. Requirements associated
with Class IV Airports include minimum
maintenance, marking and lighting,
hazardous material handling/storage, and
safety standards.

Currently the Terminal Building is leased at capacity with businesses including Skydive
Fayetteville, Jett Aircraft, and the US Postal Service. Federal Aviation Administration (FAA)
Facilities Maintenance also leases a building from the airport and the USDA Forest Service
leases a large parcel from the airport for a Fire Fighting Base. The Airport can offer ground
lease opportunities for owner-built hangars and typically there is aircraft storage space
available.
The City of Fayetteville, as the FBO, provides personalized and professional customer, line,
and fueling services for airport customers. Located on the airport grounds is the historic
Arkansas Air Museum and the Ozark Military Museum which provide historic educational
displays and vintage aircraft for people of all ages to view and enjoy.   

Photo 9.10 - Drake Field Special Event

Since 2013, aircraft operations (takeoffs and landings) have continued to fluctuate
while aviation fuel sales have increased steadily. Much of this increase in jet fuel sales is due
to the increase of corporate businesses traffic on the field.  
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Photo 10.0 - Public Art
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10.1 Historic Resources and Their Relationship to the
Community
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Fayetteville has a rich and diversified offering of historic resources. These include numerous
historic neighborhoods, buildings and landscapes that provide architectural and cultural
reminders of the historical past while contributing to the character of Fayetteville.
To the community’s credit, many historically significant structures have been preserved or
restored and serve as functionally viable uses for present day residential and commercial
business activity. This has been accomplished through both public and private efforts and it
speaks to a community-based obligation to the preservation of Fayetteville’s historical past.
Downtown Fayetteville, centered around the square, is a striking example of the community’s
commitment to the integration of its historical past with the social and economic dynamics of
the present.
The City of Fayetteville preserves a couple of significant historic structures; the City
Administration building downtown, and White Hanger at Drake Field Airport. City
government has also restored two historic bridges over the rail line downtown at Maple St.
and Lafayette St. Many significant historic structures have non-profit or quasi-governmental
ownership like the Walker Stone House, the Headquarters House, and the Clinton House.
Additional historic structures are preserved on the University of Arkansas campus, including;
Old Main, Ozark Hall, and the Chi Omega Greek Theatre. There are also many historic
structures in private hands, such as; the Old Post Office, the Frisco Depot, and the Gunsinger
Building, to name a few located on the downtown square. A complete listing and map of
historic resources in Fayetteville can be found on the City of Fayetteville website.

Photo 10.1 - St. Paul’s Episcopal Church

Photo 10.2 - Downtown Facade Renovation

Photo 10.3 - Drake Field
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10.2 National Historic Register

Photo 10.4 - Drake Field

There are currently six established historic districts listed on the National Register of
Historic Places: Washington-Willow, Mt. Nord, Wilson Park, Meadow-Spring, West Dickson
Commercial District and a portion of the University of Arkansas campus. The Arkansas
Historic Preservation Program (AHPP) oversees the process for adding properties to the
National Register of Historic Places. The first step is to file a determination of eligibility
report. If deemed eligible, AHPP staff will conduct a site visit and document the property.
Next a National Register Nominating Form shall be completed and presented to the State
Review Board for approval. Once approved by the State Review Board, the property will be
forwarded to the National Register office of the National Park Service (NPS) in Washington,
DC. A NPS determination will be made within 45 days of the receipt of the nomination.

Photo 10.5 - Mount Nord Neighborhood
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10.3 Recent Historic Preservation Efforts
Since the adoption of City Plan 2030 there have been several significant achievements,
disappointments and community concerns related to historic preservation. Many of the
community concerns relate to the demolition of old structures to make way for infill
development in existing neighborhoods. High growth rates and a robust economic cycle has
led to rising land and home values especially in the historic neighborhoods in and around
downtown Fayetteville. This growth pressure compounded with one of the City’s adopted
goals, “to make appropriate infill and revitalization our highest priority” has led to some
teardowns of historically significant structures. Fortunately, recent development pressure has
also brought an increased awareness to the public, appointed, and elected officials of the need
and value for historic preservation in Fayetteville.
In response to the changing economic and development pressures evident in the City, the
Fayetteville Historic District Commission (HDC) has taken a more active role in historic
preservation education. The HDC has created an annual preservation award program that
celebrates the City’s rich cultural heritage and commends projects, organizations, and
individuals that have displayed an outstanding commitment to historic preservation in
Fayetteville. The HDC and city staff have also worked closely with Arkansas Historic
Preservation Program (AHPP) to apply for, and receive, Certified Local Government grant
funding on an annual basis. Grant funds have been utilized to accomplish a wide variety
of historic preservation efforts including: creation of educational brochures and signage,
researching and cataloguing historic structures and the creation a “storymap” website,
repairing and installing an educational plaque for Oak Cemetery, and the creation of the
Meadow and Spring Historic District. The Meadow and Spring Street Historic District was
recently approved by the Arkansas State Review Board and is going to National Register
Review Board in the fall of 2018. The Meadow Spring Street Historic District was listed on
the National Register of Historic Places in April 2019.

Photo 10.6 - Clinton Museum

Photo 10.7 - Washington-Willow Historic District

In 2018, staff and the HDC completed a neighborhood survey for the Washington-Willow
historic district. The survey gauged public input for local historic preservation regulations
for the neighborhoods and, at the time of this plan update, was in the process of hiring a
consultant to work with the neighborhood to create design standards or a historic overlay
Photo 10.8 - Washington-Willow Historic District
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district. The intent of the project is to further preservation, rehabilitation, and renovation of
existing structures while allowing new structures to be built that are respectful of the current
neighborhood context.
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10.4 Cultural Resources
The Walton Arts Center

Photo 10.9 - Walton Arts Center

Photo 10.10 - TheatreSquared

In the late 1980s the Walton Family, the University of Arkansas and the City of Fayetteville
each individually realized the need for an auditorium or a community arts facility that could
accommodate major touring shows, local and regional performing acts and even corporate
meetings. As each group explored the options, it became apparent that there was potential to
work together. In 1986 the first Walton Arts Center Council was formed. Made up of three
university appointees and three city representatives, this group was charged with building the
arts center. The Walton Family Foundation, the university and the city contributed $9 million
to the cause. An additional $7 million was raised from the private sector. Wisely, $3 million
was set-aside in an endowment that allowed for operations, including the hiring of staff and
consultants. In 1992, the Walton Arts Center opened its’ doors to the public, the product of
a six-year collaboration between City government, the University of Arkansas and private
sector sponsors and philanthropists.
The organization has grown significantly over the last quarter of a century and now operates
three facilities – the original Walton Arts Center, the neighboring Nadine Baum Studios and
the Walmart Arkansas Music Pavilion (AMP) in Rogers. The Walton Arts Center completed
a $23 million renovation and expansion of the original performing arts campus in November
2016. The expansion dramatically increased front of house and event space, production
support space and administrative offices, adding more than 30,000 square feet and improving
the operational capacity and visitor experience for both patrons and artists. Widely viewed
as the project that ‘tuned around” the Dickson St. Entertainment District after a period of
decline, the Walton Arts Center is now the premiere live performance space in Northwest
Arkansas.
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The University of Arkansas
The university theater and music departments offer numerous opportunities for students,
residents and visitors to experience student performances. In 2018 the Department of Theatre
scheduled six productions and the Department of Music offers many performances including
three choirs and four concert bands in addition to the Razorback Marching Band that
performs for fans most weekends during the fall semester. The university sports programs
offer Razorback fans live sporting events during all seasons in world class facilities such as
the 76,000 seat Reynolds Razorback Stadium for football, the 20,000 seat Bud Walton Arena
for basketball, and Baum Stadium for baseball. The university also attracts world-renowned
political and literary figures to the campus, benefiting the entire Fayetteville community.

Fayetteville Parks and Recreation
The City of Fayetteville manages over 4,300 acres of public parkland, including 4 regional
parks, 4 community parks, over 30 neighborhood parks and special interest areas, 18 natural
areas, and 18 trails that connect parks and other destinations throughout the city. With
over 80 miles of natural surface trails and boardwalks, 27 playgrounds, 7 tennis courts, 7
volleyball courts, 3 lakes, a swimming pool, new splashpad, skate park, and picnic facilities,
plus many more recreational opportunities, residents and visitors have an abundance of
outdoor recreation opportunities. The Parks and Recreation Department hosts the Gulley
Park Summer Concert Series, and in 2018 hosted the Homegrown Music Festival at Kessler
Mountain. Additionally, the many miles of mountain bike trails are increasingly being used to
host mountain biking events.

Photo 10.11 - Wilson Park

Fayetteville Farmers Market
With the downtown square gardens as a backdrop, open-air vendors sell produce and
handmade items from April 1st through mid-November. Plants, trees, herbs, vegetables,
fruits, flowers, pottery, candles, jewelry, artwork and other items are regularly featured.
The Fayetteville Farmers Market was voted the #5 farmers market in the U.S. through the
American Farmlands Trust’s Favorite Farmers Market Contest in 2011.

Photo 10.12 - Farmers Market
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Public Art
Fayetteville has a large amount of public
visual art pieces on display throughout
the community, much of it located on
public property along the trail system and
throughout the parks system. Public art
can include sculptures, memorials, murals,
integrated landscape or architectural work,
light displays, digital media, community art,
interactive pieces, performances, festivals,
and more. Public art creates a destination,
invites critique, inspires photographs, and
initiates a memorable experience.
Fayetteville’s public art collection includes:
permanent sculpture installations such
as the Peace Globe Fountain at the Town
Center and the Hoover Sculpture along the
Razorback Regional Greenway at Center
St., public murals on retaining walls,
trail tunnels and buildings, and numerous
temporary pieces such as storm drain art that
is educational, or traffic signal and electric
utility boxes which provide whimsical
canvases to display local artists works.

Performance Space
Fayetteville is fortunate to have a thriving
live performance culture. Live theater,
dance, comedy, music and more is available
to visitors and residents on an almost nightly
basis. The Walton Arts Center is the most

prominent venue in the City and region and
it attracts local, national and international
shows and performances. The local
production company TheatreSquared started
in 2005 in a space at the Nadine Baum
Studios and it has grown into an awardwinning professional theater company
which is in the process of building a new
50,000 square foot facility on City-owned
property at the intersection of Spring St.
and West Ave. TheatreSquared is a leader
in Arkansas for arts-in-education, access
programing, and lifelong learning, and
their programs reach 18,000 students and
teachers each year. In 2011, TheatreSquared
was recognized by the American Theatre
Wing, founder of the Tony Awards, as one
of the nation’s ten most promising emerging
theatres.
There are many additional community
facilities that are used for public
performance space. The Fayetteville Town
Center is a multi-use space operated by
Experience Fayetteville (Fayetteville
Advertising and Promotion Commission
– A&P) and it is utilized as a performance
space, most notably for Roots Festival.
The Fayetteville Public Library (FPL) also
utilizes its’ Walker Room for numerous
musical and speaker events throughout the
year. The FPL expansion project is in the
construction phase at the time of this plan
update and it will include a 600 seat multi-

Photo 10.13 - Downtown Mural

purpose public space in its’ 70,000 square
foot expansion. The University has recently
renovated the auditorium space at the UofA
Global Campus building on the Fayetteville
Square into a black box theater where they
will be producing shows in addition to the
shows held at the University Theater on the
main campus. A variety of scheduled and
impromptu performances also take place
at various City Parks throughout the year,
such as the Gulley Park Concert Series,
First Thursdays celebrations, and buskers
performing during the farmers market on the
Fayetteville Square.
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11.1

Growth Patterns

The pattern on which Fayetteville was originally laid out was a compact plan, using a
standard street grid with the town square at the center. This “traditional” pattern of compact
blocks continued as new additions to the City were platted and annexed up until the middle
of the twentieth century. Traditional development patterns were also characterized by a
wide variety of commercial and residential uses mixed and in proximity to each other.
After World War II the City’s dominant development pattern became what we now consider
“conventional”; auto oriented, disconnected and with rigid land use separations. Large areas
of west, north and east Fayetteville were developed in this conventional pattern with cul-desac street designs and detached single-family homes. The commercial development in this
era primarily concentrated in strip commercial centers located along ever-expanding arterial
streets such as College Avenue and Martin Luther King Boulevard.

Photo 11.1 - Uptown

As a result, Fayetteville is a mix of both traditional and conventional development patterns
that can in some ways be complementary, and in other ways be at odds. If the City is to grow
in a sustainable manner, future development patterns are contingent upon finding appropriate
locations to accommodate the projected population growth over the next 20 years.

11.2

Future Growth Projections

The Northwest Arkansas Regional Planning Commission (NWARPC) estimates and
publishes future population estimates in its’ NWARPC Metropolitan Transportation Plan.
NWARPC estimates that Fayetteville will grow to a population of 142,496 by the year 2040.
This will be an increase of an additional 58,670 people added to the most recent U.S. Census
Bureau estimated population of 83,826 in 2017. Planning and anticipating the location, form,
and function of land use and growth patterns enables the City and its’ existing residents to
guide where and in what pattern this growth will occur. Through the public engagement
efforts for the City Plan 2040 update, residents have expressed their desire to retain the goal
to prioritize infill and revitalization, but at the same time many expressed a negative reaction
to infill negative in their neighborhoods and citywide. Residents have expressed that new
development should maintain and contribute to the character of existing neighborhoods and
even increase access to amenities. The undeveloped and underdeveloped areas of the City
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could theoretically accommodate the estimated future population within the existing footprint
of the City through infill, redevelopment and vertical development. However, the feasibility
of this is questionable as it would require the average population density to almost double
over current development patterns. This will require the City to grow geographically to
accommodate growth over the next 20 years. In an effort to make growth more planned and
orderly as desired by residents, a Growth Concept Map is presented with this plan update.
This will help guide varying tiers of growth throughout the City at identifiable areas.

Economic Analysis

11.3

Desired Development Patterns to Accommodate Future
Population Growth

Current real estate trends both locally and nationally show that people are rethinking
how they prioritize home buying decision factors. Factors such as commute times and
transportation costs are being weighed against typical suburban development features such
as expansive private yard space or three car garages. Generational housing preferences are
also beginning to impact where and how future growth will occur. Both the Baby Boom and
the Millennial generations are looking for mixed-use and walkable urban neighborhoods
over single-use conventional suburban housing. Due to their large cohort size, these
two generations will generally guide and determine the location and consumer housing
preferences that will be built in the future.
Photo 11.2 - TheatreSquared Under Construction

The Growth Concept Map identifies general areas, mostly based on street intersections and
along arterial roadways, for future mixed-use infill growth. Considerable land identified as
the Tier 2 and 3 Centers and the High Activity and Transit Corridors remains undeveloped
or underdeveloped. These locations typically have existing infrastructure in place such as
streets, utilities, trails and sidewalks, and proximity to open space. Zoning adjustments
should be made to facilitate creating these spaces as completely, compactly and connected
as possible such that the anticipated future population and business growth can be
accommodated in an efficient and livable manner.
This potential future development pattern is much like Fayetteville’s historic and highly
regarded neighborhoods such as Wilson Park, Washington-Willow, or Walker Park that were
built with a residential net density of 6 to 10 units per acre. The historic neighborhoods of
Fayetteville share some common characteristics; highly connected street systems with small
blocks, a mix of residential housing types, sizes and densities, proximity to commercial
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and retail uses and accessibility to meaningful open space. These basic characteristics
are essential for residents to perform some of their daily functions without the use of
an automobile. Good neighborhood design is also predicated on creating places and
neighborhoods that have a rich variety of housing choices. The historic development pattern
that exists Downtown illustrates a robust diversity of housing stock. Located within a single
block may be single-family homes, condominiums, multi-family apartments, duplexes,
live-work units, accessory dwelling units, and all other types of residential uses and many
nonresidential uses. This variety allows people to remain in the same neighborhood as their
housing needs change over time. This concept of “age in place” is possible in neighborhoods
that have highly walkable street networks and that contain a large variety of housing choices
at residential densities supportive of retail uses and transit.

11.4 Inefficiencies with Conventional Suburban Development
Patterns
The trend towards efficient mixed use and walkable neighborhoods is encouraging because
suburban development patterns are not financially sustainable over the long-term. In
suburban development patterns, low-density retail, employment and services are autooriented, resulting in more strip development and auto-oriented centers. Strip development
and high arterial traffic counts are not necessary to support retail and commercial activity
if it is nearby to walkable neighborhoods with sufficient residential density. Closely
clustered shops and services allow for sufficient aggregations of retail and services to
achieve economic utility for consumers while encouraging walking by creating interesting
destinations to meet people. Vehicle trips per household decline as fewer car trips are
necessary for everyday needs. Suburban development patterns on the other hand, result in
increased congestion because all activities undertaken outside the home will require car
trips. Workforce housing is also less likely to be built because the cost of land development
and services per unit is higher in less dense development. Given the higher cost per unit,
developers often must seek to maximize land profit by building larger units that may be
beyond the means of local workers such as University staff, service workers, firefighters,
teachers, and police personnel.

Photo 11.3 - Suburban Development

Dispersed development can also yield a poor balance between tax revenue received versus
cost of service provision. For instance, a development pattern at 7 units per acre with units
priced at $180,000 will have a total value of $1.26 million. At three units per acre, with
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housing valued at $300,000 per unit, total
value would come to $900,000. But the cost
of services for seven units on the same net
acre is lower on a per unit basis than for the
three units.
When multiplied over thousands of acres,
this means that the cost of services in a
lower density growth pattern is higher for a
given change in population because many
more acres are used: utility runs become
longer, more road length is required, police
and fire response is more expensive or
requires extra facilities, etc. While revenue
from sales tax would be the same in either
scenario, given the average incomes and
growth of 39,351 people over the next 20
years, the cost to the City of providing roads
and improvements for auto-oriented retail
and services is higher even though the return
in taxes is constant. A further consideration
is that housing options for seniors are
typically more limited in dispersed
development patterns. According to the
National Association of Homebuilders, as
people age they value proximity to retail
services and medical facilities so that the use
of the car is not an automatic necessity. As
people live longer, a growing portion of the
population will be unable to sustain an auto
oriented lifestyle.

Figure 11.0 - Job Centers

11.5

Employment
Concentrations

The City has two major employment
centers that mirror the two Tier 1 Centers
identified in the Growth Concept Map;
the NWA Mall area, commonly referred
to as Uptown, and the Downtown and
University of Arkansas areas. Secondary
employment concentrations are in the
Fayetteville Commerce Park, near the
Fulbright Expressway, and around major
street intersections throughout the City. The

concentration of employment in the Uptown
area is being driven by a concentration
of services such as Washington Regional
Medical Center, the Northwest Arkansas
Mall, and numerous retail-oriented
businesses located along Joyce Boulevard
and Lake Fayetteville. Downtown represents
the densest concentration of employment,
with Dickson Street to Archibald Yell
Boulevard comprising 4,379-6,839 jobs per
square mile.
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A laborshed is defined as the area or region
from which an employment center draws its
workforce. Laborsheds show the distribution
of the workforce irrespective of natural or
geo-political boundaries.
The U.S. Census Bureau reports that 13,450
of all employed workers in Fayetteville
both live and work within the City. A larger
portion, totaling 20,667, live in Fayetteville,
but are employed outside of the City. Just
as large number of Fayetteville residents
commute elsewhere for employment, many
more, totaling 32,608 reside outside of
Fayetteville and commute in for work. Of
the workforce employed in Fayetteville
(approximately 46,000 Full-Time
Employees), 29% reside within Fayetteville,
13.2% are Springdale residents, 4.2% are
Rogers residents, 2.5% are Farmington
residents, and 2.4% travel from Bentonville.

Figure 11.1 - Laborshed Analysis
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11.7

Economic Base Analysis

When performing economic analyses, the
North American Industry Classification
System, or NAICS, is used to classify
industrial activities across the continent.
NAICS codes include two digits to designate
overarrching business sections, with any
additional digit giving greater degrees of
detail about the business type.
The City of Fayetteville’s economy is
comprised of over 3,800 different businesses
as of October, 2018 which represents
a net gain of over 200 businesses since
December of 2017. The largest industry
sector is NAICS 44-45, Retail Trade, which
is made up of over 738 various businesses.
When joined with the accomodation sector,
classified as NAICS 72 and including hotels
and motels, retail and restaurants make up
30% of Fayetteville’s economy.
Manufacturing, NAICS 31-33, is home to
105 different businesses. Healthcare and
social assistance is another major industry
sector for the City, with 358 different
businesses. There are over 450 Professional,
Scientific, and Technical companies
operating in Fayetteville. The City’s targeted
industry sectors for growth include corporate
services, entrepreneurs and innovators,
legacy manufacturers, retail trade, and
specialized technology.

Industry Sector
NAICS 11: Agriculture, Forestry, Fishing
NAICS 21: Mining, Oil, Gas Extraction
NAICS 23: Construction
NAICS 31‐33: Manufacturing
NAICS 42: Wholesale Trade
NAICS 44‐45: Retail Trade
NAICS 48‐49: Transportation/Warehousing
NAICS 51: Information
NAICS 52: Finance and Insurance
NAICS 53: Real Estate and Rental and Leasing
NAICS 54: Professional, Scientific, and Technical
NAICS 55: Management of Companies
NAICS 56: Administrative Support/Wast Mgmt.
NAICS 61: Educational Services
NAICS 62: Health Care and Social Assistance
NAICS 71: Arts, Entertainment, and Recreation
NAICS 72: Accomodation and Food
NAICS 81: Other Services
NAICS 92: Public Administration

Number of Businesses
15
0
158
105
76
738
47
44
167
433
452
25
30
62
358
136
420
540
8

Table 11.0 - Businesses by NAICS Code
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More than any other source, Fayetteville, like many cities in Arkansas depends on sales
tax revenue to support City services and projects. In 2018, Fayetteville’s total taxable sales
peaked at $2.2 billion across all industry sectors, equating to over $22 million in sales tax
revenue generated for the City’s General Fund. The primary contributors to the City’s sales
tax revenue is retail trade, hotels and motels, and food services, which accounted for 70% of
total sales tax revenue generated in 2018.
Retail Trade and Accommodation and Food Services equated to 57% ($1.328 billion) of total
taxable sales. The strongest sub-sectors of retail trade included general merchandise stores,
building materials and supplies, and grocery stores. Accommodation and Food Services
combined accounted for 15% ($334 million) of total taxable sales. Of note, a particularly
strong full-service restaurant sector was able to generate $171 million in sales. When taxable
42 - Wholesale Trade,
$160,606,394.50 , 7%
31 - Manufacturing,
$95,114,001.00 , 4%

22 - Utilities, $79,653,429.00 , 3%
56 - Administrative, Support, Waste
Management, and Remediation
Services, $44,505,990.00 , 2%
81 - Other Services (except Public
Administration), $74,495,177.50 , 3%

72 - Accommodation and Food
Services, $334,333,379.50 , 14%
53 - Real Estate and Rental and
Leasing, $55,664,506.00 , 2%
51 - Information, $91,149,756.50 , 4%

Figure 11.2 - Retail Sales by NAICS Code

44 - Retail Trade,
$1,253,616,060.00 , 54%

Industry Sector by NAICs
11 - Agriculture, Forestry, Fishing and Hunting
22 - Utilities
23 - Construction
31 - Manufacturing
42 - Wholesale Trade
44 - Retail Trade
48 - Transportation and Warehousing
51 - Information
52 - Finance and Insurance
53 - Real Estate and Rental and Leasing
54 - Professional, Scientific, and Technical Services
61 - Educational Services
62 - Health Care and Social Assistance
71 - Arts, Entertainment, and Recreation
72 - Accommodation and Food Services
81 - Other Services (except Public Administration)
92 - Public Administration
56 - Administrative, Support, Waste Management, and Remediation Services
99 - Other
21 - Mining, Quarrying, and Oil and Gas Extraction
55 - Management of Companies and Enterprises

Table 11.1 - Industry Sectors by NAICS Code
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sales are compared on a per capita basis with
the State of Arkansas, Fayetteville does 2.07
times as many sales. This number, often
referred to as a “pull factor” is one of the
many measures used to gauge Fayetteville’s
draw as a shopping destination. A pull
factor of one indicates capture of average
expenditures of all the residents in the
community, as compared to the State as
a whole. A pull factor of less than one
indicates leakage for the overall economy, or
an economy that may be in poor health.
One important note when studying
Fayetteville’s market is that the City hosts a
large “retail trade area”. A retail trade area is
defined as the geographic area from which a
community generates most of its’ customers.
Fayetteville’s trade area encompasses
approximately 187,000 individuals. These
individuals either live in Fayetteville itself,
reside in its trade area, or are visiting the
City. Fayetteville’s large trade area is shaped
by the topography of the Ozark mountains,
stretching into areas of Oklahoma due to the
distance between the City of Fayetteville
and the City of Fort Smith.
A more granular look at the retail market
is included below, the largest sub-sector of
retail trade is “other general merchandise
stores” with $326M in sales for 2018.
The second largest category was building
materials with $158M in sales, followed by
grocery stores with $103M in sales.

Retail Sub-Sectors
2018 Sales
Automobile Dealers
$22,740,219
Automotive
Parts; Accessories; and Tire Stores
$28,038,229
Retail
Sub-Sectors
2018
Sales
Beer;
Wine;
and
Liquor
Stores
$30,205,877
Automobile Dealers
$22,740,219
Book
Stores Parts;
and News
Dealers and Tire Stores
$5,982,343
Automotive
Accessories;
$28,038,229
Building
Material
and Supplies
$158,013,143
Beer; Wine;
and Liquor
Stores Dealers
$30,205,877
Clothing
Stores
$68,592,654
Book Stores and News Dealers
$5,982,343
Department
Stores
$49,458,398
Building Material
and Supplies Dealers
$158,013,143
Direct
Selling
Establishments
$5,798,837
Clothing
Stores
$68,592,654
Electronic
Shopping
and
Mail-Order
Houses
$41,591,190
Department Stores
$49,458,398
Electronics
and
Appliance Stores
$87,071,501
Direct Selling
Establishments
$5,798,837
Florists
$1,935,184
Electronic Shopping and Mail-Order Houses
$41,591,190
Furniture
$24,779,389
ElectronicsStores
and Appliance Stores
$87,071,501
Gasoline
$19,176,693
Florists Stations
$1,935,184
Furniture Stores
$24,779,389
Gasoline
Stations
$19,176,693
Retail
Sub-Sectors
2018
Sales
Grocery Stores
$103,374,914
Health
and Personal Care Stores
$38,070,706
Retail Sub-Sectors
2018
Sales
Home
Furnishings
Stores
$27,402,580
Grocery Stores
$103,374,914
Jewelry;
Luggage;
and
Leather
Goods Stores
$9,723,606
Health and
Personal
Care
Stores
$38,070,706
Lawn
Garden Equipment
and Supplies Stores
$3,232,012
Homeand
Furnishings
Stores
$27,402,580
Office
Supplies;
Stationery;
and
Gift
Stores
$21,724,303
Jewelry; Luggage; and Leather Goods Stores
$9,723,606
Other
General
Merchandise
$396,095,887
Lawn and
Garden
EquipmentStores
and Supplies Stores
$3,232,012
Other
Store Retailers
$25,323,667
Office Miscellaneous
Supplies; Stationery;
and Gift Stores
$21,724,303
Other Motor
Vehicle
Dealers
$1,677,849
General Merchandise Stores
$396,095,887
Shoe
$17,633,641
OtherStores
Miscellaneous Store Retailers
$25,323,667
Specialty
Food
Stores
$9,042,328
Other Motor Vehicle Dealers
$1,677,849
Sporting
Goods; Hobby; and Musical Instrument Stores $50,066,027
Shoe Stores
$17,633,641
Used
Merchandise
Stores
$6,674,170
Specialty
Food Stores
$9,042,328
Vending
Machine
Operators
$190,720
Sporting Goods; Hobby; and Musical Instrument Stores $50,066,027
Used
Merchandise
$6,674,170
Table
11.2
- Retail SalesStores
by Sub-sector
Vending Machine Operators
$190,720
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Economic Analysis

11.9 Growth Concept Oriented Economic Development
The City of Fayetteville has primarily seen recent and consistent economic growth in
its’ two Tier 1 Centers; Downtown and Uptown. These areas make up most of the City’s
employment, retail, and accommodation opportunities. Employment opportunities and the
availability of goods and services are a key component of complete, compact, and connected
neighborhoods. The City also has ample opportunity for concentrated economic development
growth in the Tier 2 and Tier 3 Centers annotated on the Growth Concept Map. By focusing
and targeting economic development into these areas, key businesses can serve as a catalyst
for continued private sector investment in these areas, while discouraging continued urban
sprawl.
Uptown Fayetteville, which not that long ago was primarily a retail center, has seen
growth in the realm of housing and employment opportunities in recent years. However,
as the availability the developable land in Downtown and Uptown continues become more
challenging- the Tier 2 and Tier 3 Centers and the High Activity Corridors present an
opportunity for continued expansion of the tax base, more affordable opportunities for small
businesses, and the enhancement of resident’s quality of life through goods and services
being readily available through alternatives modes of transportation.

Figure 11.3 - Map Infill Concept
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12

Guiding Policies
12.1 Future Land Use Plan
and Map
12.2 Master Transportation
Plan
12.3 Annexation Plan

Photo 12.0 - City Hall
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Figure 12.0 - Future Land Use Map

See Appendix D for Map by Quadrant
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12.1

Future Land Use Plan

Guiding Policies

Introduction
The Future Land Use Map (FLUM) is utilized by City staff, appointed and elected officials,
and the public to help guide the zoning and development process. The FLUM identifies and
promotes the City’s preferred form-based development pattern that recognizes a sequence of
built environments, from natural and very rural to densely urban. Form based development
patterns emphasize mixed land uses at the neighborhood, block, and building level. The
FLUM is the tool that the community can use to envision change over time regarding land
use variety, intensity or density.
The FLUM is framed around a set of land use designations based upon current development
patterns and the vision of future development patterns as expressed in City Plan 2040. The
following designations are intended to provide general guidance for land use decisions that
will shape development growth over the next twenty years:
•
•
•
•
•
•
•
•
•
•

Natural Areas
Rural Residential Areas
Residential Neighborhood Areas
City Neighborhood Areas
Urban Center Areas
Complete Neighborhood Plan Areas
Civic and Private Open Space Areas/Parks
Civic Institutional Areas
Non-Municipal Government Areas
Industrial Areas

Fayetteville Public Schools
Cities, policies, and priorities evolve
between the adoption of new or updated
comprehensive plans. Accordingly, plans
and their associated future land use maps
undergo periodic amendment to align the
goals and policies of these documents
with the vision of the community. In
Fayetteville, as in many cities, one of the
largest impacts on land use development
is the construction of a new school.
Just as the future land use map guides
and informs land use policy, so should
new schools inform the future land use
map. Ongoing coordination between the
Fayetteville Public School District and
the City of Fayetteville is important to
ensure school and land use planning are
complimentary to the goals of all.

Photo 12.1 - Youth Civic Engagement
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Guiding Policies

Future Land Use Map Designations
Natural Areas consist of lands approximating or reverting to a wilderness conditions,
including those with limited development potential due to topography, hydrology, vegetation
or value as an environmental resource. These resources can include stream and wildlife
corridors, as well as natural hubs and cores, many of which are identified in the generalized
enduring green network. A Natural Area designation would encourage a development
pattern that requires conservation and preservation, prevents degradation of these areas, and
would utilize the principles of low impact development stormwater infrastructure for all
developments. Natural Areas are prime candidates for conservation subdivision design and/or
clustered development patterns. The guiding policies for Natural Areas are:

Figure 12.1 - Dover-Kohl DevelopmentTransect

1. Preserve a network of habitat and open space, thereby protecting biodiversity and
enhancing the City’s quality of life.
2. Preserve native vegetation and meet the habitat needs of multiple species.
3. Encourage recreational and educational opportunities in appropriate areas to enhance
appreciation of existing environmental resources.
4. Identify areas of environmental concern and protect and preserve environmental
resources.
5. Conserve open space and protect areas of significant riparian benefit, tree canopy and
other environmental resource through cluster development provisions, density controls,
protective easements and/or other development tools.
Photo 12.2 - Clabber Creek

Photo 12.3 - Lake Wilson
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Future Land Use Map Designations (contd.)

Guiding Policies

Rural Residential Areas recognize existing low-density large lot development but are
identified to encourage the conservation and preservation of woodlands, grasslands, or
agricultural lands that are sparsely settled. These areas may or may not have adequate street
and water infrastructure or public services, such as police and fire protection to support urban
or suburban densities and development patterns. City services should not be expanded to
accommodate further growth unless they are in line with the following guiding principles:

Figure 12.1 - Dover-Kohl DevelopmentTransect

1. Allow and encourage historical agricultural and related uses to continue to occur as
permanent land uses within planned developments.
2. Proposed development should utilize alternative development patterns such as cluster or
conservation subdivisions to achieve compatibility with surrounding rural areas.
3. Foster a culture that supports local food production on a variety of scales.
4. Encourage, preserve and protect viable agribusinesses such as orchards, berry farms and
small-scale produce-yielding businesses that provide goods for the local market.

Photo 12.4 - Molly Wagnon Road

Photo 12.5 - Fayetteville Rural Area
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Future Land Use Map Designations (contd.)
Residential Neighborhood Areas are primarily residential in nature and support a
wide variety of housing types of appropriate scale and context: single-family, duplexes,
rowhouses, multifamily and accessory dwelling units. Residential Neighborhood encourages
highly connected, compact blocks with gridded street patterns and reduced building setbacks.
It also encourages traditional neighborhood development that incorporates low-intensity nonresidential uses intended to serve the surrounding neighborhoods, such as retail and offices,
on corners and along connecting corridors. This designation recognizes existing conventional
subdivision developments which may have large blocks with conventional setbacks and
development patterns that respond to features of the natural environment. Building setbacks
may vary depending on the context of the existing neighborhood. The following guiding
policies are designed to encourage future and existing residential neighborhoods to be or
become more complete, compact and connected:
1. Encourage a block and street layout that promotes walkable and bicycle friendly road
designs with slow vehicular design speeds.
2. Utilize principles of traditional residential urban design to create compatible, livable and
accessible neighborhoods.
3. Eliminate designs elements that prohibit complete, compact and connected
neighborhoods.
4. Protect and restore Fayetteville’s outstanding residential architecture of all periods and
styles.
5. Encourage the scale of new development to be compatible in use and proportionality
between a variety of residential and non-residential uses.
6. Site new residential areas accessible to roadways, sidewalks, trails, transit, parklands,
schools, existing utilities, and retail commercial goods and services.
7. Minimize through traffic on minor residential streets, while providing connections
between neighborhoods to encourage openness and neighborliness.
8. Continue to encourage context-sensitive streets, allowing for efficient access to
commercial residential areas for vehicles, pedestrians and cyclists.

Figure 12.1 - Dover-Kohl DevelopmentTransect

Photo 12.6 - Lakewood Subdivision

Photo 12.7 - Olive & Maple
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Photo 12.8 - Charleston Place

Photo 12.11 - Neighborhood Development

Photo 12.12 - Wilson Park

Photo 12.9 - Monterrey Apartments

Photo 12.10 - Brookhaven Subdivision
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Guiding Policies

Future Land Use Map Designations (contd.)
City Neighborhood Areas are more densely developed than residential neighborhood
areas and provide a mix of non-residential and residential uses. This designation supports
the widest spectrum of uses and encourages density in all housing types, from singlefamily to multi-family. Non-residential and commercial uses are primarily located at street
intersections and along major corridors. Ideally, commercial uses would have a residential
component and vary in size, variety and intensity. The street network should have a high
number of intersections creating a system of small blocks with a high level of connectivity
between neighborhoods. Building setbacks and landscaping are urban in form with street
trees typically being located within the sidewalk zone.

Figure 12.1 - Dover-Kohl DevelopmentTransect

City Neighborhood Areas encourage complete, compact and connected neighborhoods and
are intended to serve the residents of Fayetteville, rather than a regional population. While
they encourage dense development patterns, they do recognize existing conventional strip
commercial development and their potential for future redevelopment in a more efficient
urban layout. The guiding policies for City Neighborhood Areas are:
1. Protect adjoining properties from the potential adverse impacts associated with nonresidential uses adjacent to, and within, residential areas with proper mitigation measures
that address scale, massing, traffic, noise, appearance, lighting, and drainage.
2. Provide non-residential uses that are accessible for the convenience of individuals living
in residential districts and where compatibility with existing development patterns is
desired.
3. Reduce the length and number of vehicle trips generated by residential development by
enhancing the accessibility to these areas. Walkability should be integral to the design
of the street and neighborhood shopping should be within a reasonable walking distance
from residential uses.
4. Encourage developers to designate and plan for mixed-use corners at the time of approval
to properly plan for accessibility to these areas.
5. Encourage pedestrian-friendly mixed-use buildings with transparent glass for commercial
uses at street level and building entrances that address and connect to the street and
sidewalk.
6. Encourage a block and street layout that promotes walkable, bicycle friendly street
designs with slow design speeds.

Photo 12.13 - Three Sisters on Dickson Street

Photo 12.14 - Chestnut Lofts

130

Guiding Policies

7. Encourage mixed-use development that is sensitive to surrounding residential uses and
allows for day and night utilization of available parking.
8. Utilize principles of traditional residential urban design to create compatible, livable and
accessible neighborhoods.
9. Encourage properties to redevelop in an urban form utilizing form-based zoning
designations.
10. Protect and restore Fayetteville’s outstanding residential architecture of all periods and
styles.
11. Utilize the Master Street Plan and incorporate bike lanes, parkways and landscaped
medians to preserve the character of the City and enhance the utilization of alternative
modes of transportation.
12. Manage non-residential development within and adjoining residential neighborhoods to
minimize nuisances.
13. Minimize through traffic on minor residential streets, while providing connections
between neighborhoods to encourage openness and neighborliness.

Photo 12.16 - Summerhill Subdivision

Photo 12.17 - Hill Place

Photo 12.15 - Girl Scouts Building

Photo 12.18 - Sycamore Apartments
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Future Land Use Map Designations
(contd.)

Figure 12.1 - Dover-Kohl DevelopmentTransect

Urban Center Areas contain the most
intense and dense development patterns
within the City and allow for the tallest and
greatest variety of buildings. Urban Center
accommodates rowhouses, apartments, local
and regional retail, hotels, clean technology
industries and entertainment uses. These
areas are typified by their location adjacent
to major thoroughfares with high visibility.
Although Urban Center Areas recognize the
conventional big box and strip retail centers
existing along major arterials, it is expected
that vacant properties will be developed
into traditional mixed-use centers, allowing
people to live, work and shop in the same
area. Additionally, infill of underperforming
or undervalued existing big box and strip
centers should be strongly encouraged since
there is a greater return on investment for
redevelopment of these areas that have
existing public infrastructure such as streets,
sidewalks, trails, water, sewer and parklands.

Photo 12.19 - Legacy Building

Photo 12.20 - Dickson Street

Photo 12.21 - Garland Street Center
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Guiding Policies

The guiding policies for Urban Center Areas are:
1. Encourage mixed-use development to allow for shared parking and day and night
utilization of available parking.
2. Encourage intensive mixed-use development within on-quarter mile of public transit
routes.
3. Provide enough retail business and service space to enable Fayetteville to realize its full
potential as a regional market.
4. Encourage continuing improvements and expansion of regional shopping and
entertainment attractions.
5. Require that large commercial sites be designed and landscaped in a manner that
preserves the aesthetic character of their surroundings.
6. Direct new regional development into designated regional commercial centers.
7. Approve new regional commercial development as Planned Zoning Districts (e.g.
shopping centers, business parks, medical parks, industrial parks and mixed-use
developments) or complete neighborhood plans to assure the overall integration of design
and use.
8. Utilize principles of traditional residential urban design to create compatible, livable and
accessible neighborhoods.
9. Protect and restore Fayetteville’s outstanding residential architecture of all periods and
styles.
10. Utilize the Master Street Plan and incorporate bike lanes, parkways and landscaped
medians to preserve the character of the City and enhance the utilization of alternative
modes of transportation.
11. Utilize open space by providing pocket parks and community green space, ensuring the
connectivity of natural areas across the community.
12. Encourage the integration of clean technology industrial uses along with residential
commercial uses.

Photo 12.22 - Uptown

Photo 12.23 - College Avenue
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Future Land Use Map Designations (contd.)
Civic and Private Open Space/Parklands are sites that are permanently dedicated to open
space or parkland. Fayetteville is fortunate to have abundant parklands well positioned
geographically across and throughout the City. Publicly accessible open space is essential
for residents to have convenient access to outdoor amenities. Public open spaces can also
serve as catalytic economic development opportunities to lure visitors to the City for special
events. This is evident in the amount of use that the City has experienced with our many
local multi-purpose paved trails and the increasing number of mountain bike facilities
that have been constructed in our public parks. Additionally, the realization of the Kessler
Mountain Regional Park has brought in many visitors to participate in local and regional
sporting events. As the City fills in with new development the accessibility to, and variety of
uses available within, our public open spaces becomes increasingly important. The guiding
policies for Civic and Private Open Space/Parklands are:
1. Encourage parkland dedication and conservation easements for trails that support the
City’s Active Transportation Plan, Parks Master Plan and the Enduring Green Network.
2. Provide an integrated network of open space areas throughout the City to serve local
residents and visitors to the City.
3. Plan for the long-term preservation and enhancement of open space. This is especially
relevant to identifying, preserving or enhancing undeveloped natural areas, utility
corridors, and key scenic corridors or viewsheds.
4. Conserve open space within Fayetteville’s identified enduring green network through
private acquisition and other acceptable conservation methods.
5. Encourage the creation of connected trails and walkways between community activity
areas and neighborhoods and enhance with informational kiosks and rest stations.
6. Capture the inherent value of trails and open space by providing more opportunities for
people to live and work on properties with direct frontage on these investments.
7. Encourage community-based “green infrastructure” such as rain gardens, vegetated
drainages and bio-retention facilities.
8. Encourage pocket parks, especially in areas identified as Urban Center areas.
9. Encourage trail and open space design that incorporates the principals of Crime
Prevention Through Environmental Design (CPTED).
10. Encourage landscape and architectural design that physically defines open spaces and
trails as places of shared use.

Photo 12.24 - Wilson Park

Photo 12.25 - Confederate Cemetery
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Future Land Use Map Designations (contd.)
Civic Institutional Areas are dedicated for building generally operated by not-for-profit
organizations dedicated to culture, government, education or transit and municipal parking.
The guiding policies for Civic Institutional Areas are:

Guiding Policies

1. Encourage the establishment of civic institutional areas in locations that would serve
large numbers of Fayetteville citizens.

Photo 12.26 - Blair Library

Complete Neighborhood Plan Areas are neighborhoods that have had a Master
Development Plan created through a public input process that has been approved by the City
Council and that include the elements necessary to the creation of complete, compact and
connected neighborhoods. The guiding policies for Complete Neighborhood Plan Areas are:
1. Refer to the applicable master plan for the guiding policies specific to the neighborhood
because each complete neighborhood plan has been adopted with specific goals,
objectives and strategies for implementation. These master plans should be referred to
first as a land use guide.
Photo 12.27 - Downtown Fayetteville

Non-Municipal Government Areas are those areas that do not fall within the City’s
jurisdiction and are not subject to zoning or development regulations. These areas may
include institutional campuses, county or state offices, etc. The guiding policies for NonMunicipal Fovernment Areas are:
1. Encourage the integration and coordination of non-municipal government areas with
planning and development in surrounding City-regulated areas.
2. Provide opportunities for integration of the areas into the City should the existing nonmunicipal government ever change, adding street and pedestrian connections and utilities.
Photo 12.28 - Drake Field
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Future Land Use Map Designations
(contd.)

Guiding Policies

Industrial Areas are those areas where
buildings by their intrinsic functions,
disposition or configuration, cannot conform
to one of the other designated areas and/or
its’ production process requires the area to
be separated from other uses. The guiding
policies of Industrial Areas are:
Photo 12.29 - Industrial Complex

1. Noise, visual, air, water and other
pollution shall be minimized through
performance standards.
2. New industry shall be recruited and
encouraged to locate within the existing
industrial park unless rail access is
necessary to the industry.
3. Industrial zones that are not consistent
with the Future Land Use map should be
rezoned to more appropriate uses.
4. Encourage the use of “green”
technologies to minimize noise, air and
water pollution.

Photo 12.30 - Tyson Plant

Photo 12.31 - Clean Technology Building

Photo 12.32 - Arkansas Research and Technology
Park (ARTP)
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12.2 Master Transportation Plan
The Master Transportation Plan is the guiding policy that the community, City Staff, the
Planning Commission and the City Council utilize to proactively guide decisions regarding
street classification, design, location, form and function. The Master Transportation Plan
prescribes and plans for the development of a multi-modal transportation system in the form
of streets, sidewalks, bicycle facilities, trails and transit. Multi-modal transportation system
is vital to growing a livable transportation network. Consistent planning ensures that streets
will efficiently circulate traffic within the community and connect Fayetteville to the rest of
the regions. Special emphasis should be placed on multi-modal transportation infrastructure
design, access management and traffic speed and volume considerations when planning news
streets and redeveloping existing ones. The Fayetteville Mobility Plan can be found on the
City of Fayetteville website.

Figure 12.2 - Mobility Plan

The Master Transportation Plan contains three specific tools that are utilized to guide
transportation infrastructure decision making: The Master Street Plan Map, Master Street
Plan Cross-sections and the Active Transportation Plan Map.

Active Transportation Plan
The Fayetteville Active Transportation plan and associated Active Transportation Plan Map
guide the planning and development of the City’s expanding shared-use paved trail system.
Active Transportation Plan Map illustrates future trail alignments and street corridors
for acquiring easements and right-of-way. As development occurs adjacent to future trail
alignments, careful attention is paid to acquiring the necessary trail easements and for
providing site development input during the development review process. Trail cross-sections
that are integrated in Master Street Plan cross-sections will be utilized for the construction of
active transportation facilities that accomodate users of all ages and abilities.
Beginning in 1978, the City of Fayetteville began exploring the potential for a bikeway
system. In the years between 1978 and 2000, a Bikeways Plan was adopted, signage was
installed, routes were designated, grant funding was awarded, and Jim Lindsey constructed
the first section of the trail, totaling 0.22 miles along Mud Creek. Since then, Fayetteville
committed itself fully to the implementation of a trail network, with the formation of citizen

Figure 12.3 - Mobility Plan Public Input

AC T I V E
TRANSPORTATION
PLAN
Figure 12.4 - Active Transportation Plan
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Like many communities that have embraced
shared-use, paved trail construction,
Fayetteville has not formally assessed
the benefits of a trail network to the local
economy, connectivity, and resident equity,
nor has it evaluated existing land uses along
routes. Despite a trail master plan existing
in the form of the Active Transportation
Plan, and despite regular and comprehensive
reviews of the plan, this document does not
aspire to guide, direct, or promote trailside
development. Additionally, no concerted
or deliberate effort to encourage trailside
development through zoning actions or
ordinance amendments has been explored.
A trailside development plan can address
this gap through a three-phase approach.
Firstly, stakeholders, including residents at
large, businesses, and property owners will
be engaged to solicit input on their vision
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Guiding Policies

committees and advisory groups, dedication
of public funds, and ongoing pursuit of
partnerships to realize the planning and
construction of nearly 50 miles of shareduse, paved trail. These trails have created
the foundation for a larger network that
has prompted development along routes.
Businesses and residents alike are attracted
to the benefits of trail access, whether it be
to reduce vehicle dependence, entice trail
traffic, for the convenience of patrons, or
any number of other reasons.
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Figure 12.5 - Parks and Trails Map

for development along the trail system and
how the City can encourage its success.
Secondly, a plan can identify areas of vacant
or underutilized land near trails which may
be rezoned to encourage development that
compliments the City’s public investment. In
conjunction with this, the plan can identify
areas that may be adjacent to a trail but
are inappropriate for development, such as

floodplains or sensitive ecosystems. Lastly,
the plan will evaluate existing ordinances
for opportunities to promote trail-facing
businesses and residences that activate the
trail system. Taken in concert, these findings
can be used to establish coherent and
coordinated steps for City staff and officials
to implement the plan.
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Disclaimer: The data contained herein was compiled from various sources for the sole use and benefit of the City of
Fayetteville Geographic Information System and the public agencies it serves. Any use of the data by anyone other
than the City of Fayetteville is at the sole risk of the user; and by acceptance of this data, the user does hereby agree
to indemnify the City of Fayetteville and hold the City of Fayetteville harmless from and without liability for any claims,
actions, cost for damages of any nature, including the city's cost of defense, asserted by user or by another arising
from the use of this data. The City of Fayetteville makes no express or implied warrantees with reference to the data.
No word, phrase, or clause found herein shall be construed to waive that tort immunity set forth under Arkansas law.
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Master Street Plan Map and Street Cross-sections

Guiding Policies

Landowners, developers, and city staff should use the Master Street Plan Map to determine the classification of existing roadways and to
account for unbuilt alignments of future street connections. Once the street classification is determined, right-of-way widths can be found
on the corresponding Street Cross Section. The street sections are shown with the typical minimum right of way. However, developers and
property owners should work with staff to discuss any additional right of way elements that may require wider rights of way. Each cross
section lists these additions, including: on-street parking, frontage zones where buildings abut right of way, additional width for fire aerial
apparatus access, and other features. In instances where lesser right-of-way dedication is appropriate, administrative approval from the
Planning and Zoning Administrator shall be required.
Low Impact Development: The City encourages the use of Low Impact Development (LID) stormwater management strategies in street
design and construction. Each of the street cross sections can be modified to incorporate LID best practices for stormwater management.
Streets that include landscape strips or bump-outs are ideal for implementing LID strategies such as swales or infiltration basins. Developers
and engineers should work closely with the City’s Development Services Department to plan and design appropriate stormwater management
strategies and structures.
Public Transportation: The construction of bus benches, shelters and transit pull-offs is a critical part of a successful transportation system.
However, the need for such facilities is ultimately determined by the transit providers. The City should consult with the transit providers prior
to the design of any new street, or major street improvement project to determine if the need for new facilities exist.
Streets in the University of Arkansas Campus: The City of Fayetteville and the University of Arkansas will partner together in the
planning, design, construction or re-construction of streets located within the University of Arkansas area. Streets identified on the Master
Street Plan located within the University of Arkansas boundary are intended to be reviewed concurrently with the City and University staff
prior to planning and design. These streets should be consistent with the policies of the Master Street Plan but may require alternative crosssections due to physical constraints unique to the University.
International Fire Code: This document recognizes that street cross-sections may be modified to meet the current International Fire Code
(IFC) requirements, as adopted by the State of Arkansas.
Utilities: In an effort to minimize the impacts of easements and associated grading, the City encourages utilities to be located within the
public right-of-way wherever possible. Further, public utilities, i.e. water and sanitary sewer, should be placed under sidewalks rather than
streets to avoid maintenance costs, and located at a sufficient depth to avoid conflicts with street tree plantings. Where underground utilities
are installed inside or outside of the City’s rights-of-way, the City encourages ground-level utility equipment to be screened from public view
where feasible or coherently organized to minimize visual impact on the streetscape.
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Residential Link Street (Local) - Design Service Volume: <4,000 vpd - Desired Operating Speed: 15-20 mph

Guiding Policies

The residential link street section is intended to be the standard in neighborhoods and low-volume areas outside of the downtown. Generous
greenspace and a comfortable sidewalk are coupled with on-street parking to create a safe environment for all modes and abilities. Most
residential link streets will have a design service volume <1,500 vpd allowing bicycles to intermix with traffic safely. On-street protected
bike facilities should be considered where traffic volumes or speeds exceed thresholds for all ages and abilities. Residential links should be
designed and proposed meeting block length, connectivity, and access management codes. Storm drainage infrastructure should have adequate
depth or be offset to avoid conflicts with street tree plantings. Low-Impact Development (LID) features in green spaces are recommended best
practices to incorporate alternative stormwater treatment techniques.

As determined by city staff, additional roadway
elements may be required and include:
• An additional 2-ft frontage zone where buildings
abut right-of-way. This may be accomplished with
setbacks or additional right-of-way.
• Streets planned with on street bike facilities as
shown on the Active Transportation Plan, shall
accommodate one 10-ft sidewalk, as determined
by the Zoning and Development Administrator, by
increasing right-of-way by 4-ft.
Alternative design elements may be approved
administratively and include:
• Removal of the 7-ft parking lane will be considered
when adequate parking is provided elsewhere.

Minimum Right-of-Way: 45-feet
Maximum Right-of-Way: 52-feet
Figure 12.8 - Residential Link Street
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Alternative Residential Link Street (Local) - Desired Operating Speed: 15-20 mph

Guiding Policies

The alternative residential link street section is intended to reduce the footprint of the
residential street scape while keeping a safe environment for all modes and abilities.
Storm drainage infrastructure should have adequate depth or be offset to avoid conflicts
with street tree plantings. Low-Impact Development (LID) features in green spaces are
recommended best practices to incorporate alternative stormwater treatment techniques.

The alternative residential link street section
shall require Planning Commission approval
in areas other than the Hilltop-Hillside
Overlay District and the following should be
taken into consideration:
• Block lengths less than or equal to 400feet
• Environmental reasons where no other
section is applicable
• Historic streets for small infill projects
• Streets with less than 250 vehicles per day
• Alley-loaded development
As determined by city staff, additional
roadway elements may be required and
include:
• An additional 2-ft frontage zone where
buildings abut right-of-way. This may be
accomplished with setbacks or additional
right-of-way.
• Streets planned with on street bike
facilities as shown on the Active
Transportation Plan, shall accommodate
one 10-ft sidewalk by increasing right-ofway by 4-ft.
Alternative design elements may be approved
administratively and include:
• Removal of the 7-ft parking lane will
be considered when adequate parking is
provided elsewhere.

Minimum Right-of-Way: 33-feet
Maximum Right-of-Way: 40-feet
Figure 12.9 - Alternative Residential Link Street
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Downtown/Urban Street (Local)
Design Service Volume: Varies - Desired Operating Speed: 20-25 mph
The downtown (or urban) street section is intended to be used in Fayetteville’s downtown
core. Wide sidewalks, with separated furnishing/tree zones will be the standard. On-street
parking is desirable and low-speed design should be encouraged to allow for maximum
pedestrian comfort and utilization. Sight-lines at intersections should be protected from
obstructions. Ideally, bicycles should be able to intermix with traffic safely and on-street
protected bike facilities considered where traffic volumes or speeds exceed thresholds
for all ages and abilities. Storm drainage infrastructure should have adequate depth or be
offset to avoid conflicts with street tree plantings. Low-Impact Development (LID) features
in green spaces are recommended best practices to incorporate alternative stormwater
treatment techniques.

As determined by city staff, additional
roadway elements may be required and
include:
• An additional 2-ft frontage zone where
buildings abut right-of-way. This may
be accomplished with setbacks or
additional right-of-way.
• If known or planned transit route,
increase lane widths to 11-ft.
Alternative design elements may be
approved administratively and include:
• Removal of the 8-ft parking lane or
lanes to reduce the right-of-way by
16-ft will be considered when adequate
parking is provided elsewhere.
• Sidewalk widths may be reduced to a
minimum of 6-ft.
• Furniture zone may be reduced to 3-ft
when determined appropriate by the
Zoning and Develoment Administrator.
• Where bump-outs are used, the 4-ft
furniture zone may be removed. Street
trees may be planted behind sidewalk
to meet requirements.
• Angled parking may be used with an
additional amount of right-of-way
as determined by the Zoning and
Development Administrator. (79-ft
Right-of-Way)
Example section (left) with parking on
both sides.
Minimum Right-of-Way: 39-feet
Maximum Right-of-Way: 63-feet

Figure 12.10 - Downtown/Urban Street
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Neighborhood Link Street (Collector)
Design Service Volume: <6,000 vpd - Desired Operating Speed: 25-30 mph
Neighborhood link streets are intended to bridge between local, low-volume streets and
larger regional arterial streets. Larger greenspaces are provided for pedestrian comfort and
cyclists are intended to be outside the roadway in a separated facility due to vehicular speeds
and volumes. Special design consideration for cyclists at intersections is necessary to ensure
intuitive safety for both drivers and riders of all skill levels. These streets may have on-street
parking, center turn lanes, or wider lanes accommodating truck or transit vehicles where
appropriate. Low-Impact Development (LID) features in green spaces are recommended best
practices to incorporate alternative stormwater treatment techniques.

As determined by city staff, additional
roadway elements may be required and
include:
• An additional 2-ft frontage zone
where buildings abut right-of-way.
This may be accomplished with
setbacks or additional right-of-way.
• Streets planned with on street
bike facilities as shown on the
Active Transportation Plan, shall
accommodate one 10-ft sidewalk,
as determined by the Zoning and
Development Administrator, by
reducing greenspaces.
• Where a dedicated turn-lane is
warranted, 3-ft additional pavement
may be necessary based on
intersection design.
Alternative design elements may be
approved administratively and include:
• Removal of the 10-ft parking lane
will be considered when adequate
parking is provided elsewhere.
• Sidewalk widths may be reduced to a
minimum of 6-ft.
• Greenspace or parking may be
modified intermittently to provide
parking/delivery/loading lane or
to provide an aerial fire apparatus
access area.

Minimum Right-of-Way: 55-feet
Maximum Right-of-Way: 67-feet
Figure 12.11 - Neighborhood Link Street
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Regional Link Street (Arterial)
Design Service volume: 17,600 vpd - Desired Operating Speed: 30-40 mph
Regional link streets carry local and regional multimodal traffic, serving low-density
residential areas and open spaces. Similar to neighborhood link streets, larger greenspaces
are provided for pedestrian comfort and cyclists are intended to be outside the roadway in
a separated facility due to vehicular speeds and volumes. Special design consideration for
cyclists at intersections is necessary to ensure intuitive safety for both drivers and riders of all
skill levels. A center lane is reserved for use as a planted median, alternating left-turn lane, or
continuous two-way-left-turn-lane. Storm drainage infrastructure should have adequate depth
or offset to avoid conflicts with street tree plantings.

Low-Impact Development (LID)
features in green spaces are
recommended best practices to
incorporate alternative stormwater
treatment techniques.
As determined by city staff, additional
roadway elements may be required and
include:
• An additional 2-ft frontage zone
where buildings abut right-of-way.
This may be accomplished with
setbacks or additional right-of-way.
• Where necessary and warranted, the
center planting strip may be used for
dedicated turn lanes.
• Streets planned with on street
bike facilities as shown on the
Active Transportation Plan, shall
accommodate 10-ft sidewalks by
reducing greenspaces.
Alternative design elements may be
approved administratively and include:
• Greenspace or parking may be
modified intermittently to provide
parking/delivery/loading lane or
to provide an aerial fire apparatus
access area.

Minimum Right-of-Way: 92-feet
Figure 12.12 - Regional Link Street
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Regional High-Activity Link Street (Arterial)
Design Service volume: 17,600 vpd - Desired Operating Speed: 30-40 mph
Regional high activity link streets carry local and regional multimodal traffic through a
variety of densities and land uses. This street may have on-street parking on one or both sides
based on adjacent land-use and will have large sidewalks used also as multi-use shared paths
for cyclists. Special design consideration for cyclists at intersections is necessary to ensure
intuitive safety for both drivers and riders of all skill levels. A center lane is reserved for use
as a planted median, alternating left-turn lane, or continuous two-way-left-turn-lane. Storm
drainage infrastructure should have adequate depth or be offset to avoid conflicts with street
tree plantings.

Low-Impact Development (LID)
features in green spaces are
recommended best practices to
incorporate alternative stormwater
treatment techniques.
As determined by city staff, additional
roadway elements may be required and
include:
• An additional 2-ft frontage zone
where buildings abut right-of-way.
This may be accomplished with
setbacks or additional right-of-way.
• Where necessary and warranted, the
center planting strip may be used for
dedicated turn lanes.
Alternative design elements may be
approved administratively and include:
• Greenspace or parking may be
modified intermittently to provide
parking/delivery/loading lane or
to provide an aerial fire apparatus
access area.
Streets designated as parkways on the
Master Street Plan Map could have
larger rights-of-way to incorporate wider
medians and green spaces.
(NOTE: A corresponding adjustment
to zoning code could be required to
facilitate a 50-foot setback along streets
designated as parkways.)
Minimum Right-of-Way: 96-feet

Figure 12.13 - Regional High-Activity Link Street
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Alleys - Design Service Volume: <200
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Figure 12.14 - Alleys
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12.3 Annexation
Annexation is the inclusion of previously
unincorporated lands within the City limits.
Annexation has benefits to the residents of
the annexed area as well as to the City. The
residents gain access to urban services, such
as enhanced police and fire protection and
have a voice in city government. The City
gains the ability to control development and
extend boundaries in a logical manner.
The purpose of this planning element is
to take a more active approach toward
annexations by identifying potential
annexations areas and establishing
annexation policies. The annexation policies
will guide evaluation of future annexation
proposals. The policies are designed to
ensure that public services, infrastructure,
and utility extension is properly addressed
in order to manage growth. The potential
annexation areas may become part of the
City when these annexation polices are met.

Figure 12.15 - Fayetteville Annexation Map
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Annexation History and Trends
The original town was incorporated in 1870 with approximately 1,100 acres. Since
incorporation, the City has made almost 200 annexations, totaling over 34,000 acres.
Annexation activity was relatively slow until the 1940’s, when over 2,500 acres were
annexed within 19 annexations. During the 1950’s, almost the same number of annexations
took place, however, the total land area annexed was significantly smaller than in the 1940’s.
By the 1960’s. annexation activity increased dramatically, with 42 annexations bringing over
18,000 acres into the city limits. Annexation numbers dropped in 1970 and stayed steady
until the 1990’s, when the number of annexations tripled from the 1980’s. By 2000, the City
contained 45 square miles and by 2018 the City contained approximately 55 square miles.
One indicator of the amount of developable land within the City is the number of people per
acre. Prior to 1940 there were approximately 5.6 persons per acre. This era represents the
time when Fayetteville was still relatively small and consisted primarily of what we would
now consider the downtown and surrounding neighborhoods. By 1970, after numerous
large annexations in the 1960’s, the persons per acre had been reduced to 1.3. The City’s
population continued to increase dramatically through the 2000’s when we maintained just
over 2 people per acre from 2000-2010. An annexation referendum in October of 2006 for
a large area along Wedington Drive on the west side of town brought in an additional 1,400
acres of low density land for eventual development.

Figure 12.16 - Fayetteville Town Plat
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State Statutes on Annexation

Guiding Policies

Title 14, Chapter 40 of the state statute discusses annexation. Annexations can be initiated by
a municipality or by property owners.
A municipality can annex contiguous lands, lands surrounded by the municipality,
unincorporated area that is completely bounded by two or more municipalities. If the
municipality has the greater distance of city limits adjoining the area, and land contiguous
and in adjacent counties to annex any contiguous lands, the governing body must adopt an
ordinance, passed by two-thirds of the governing body and hold an election of the people.
Those lands must meet one of the following criteria:
•
•
•
•
•

Platted and held for sale or use as municipal lots;
Whether platted or not, if the lands are held to be sold as suburban property;
When the lands furnish the abode for a densely settled community or represent the actual
growth of the municipality beyond its legal boundary;
When the lands are needed for any proper municipal purposes such as for the extension
of needed police regulation; or
When they are valuable by reason of their adaptability for prospective municipal uses.

Figure 12.17 - Great Seal of the State of Arkansas

Contiguous lands must not be annexed if they meet either of the following criteria:
•
•

Have a fair market value at the time of adoption of the ordinance of lands used only
for agricultural or horticultural purposes and the highest and best use of the land is for
agricultural or horticultural purposes; or
Are lands upon which a new community is to be constructed with funds guaranteed in
whole or in part by the federal government under Title IV of the Housing and Urban
Development Act of 1968 or under Title VII of the Housing and Urban Development Act
of 1970.

To annex land surrounded by a municipality, the governing body can propose an ordinance
to annex the property. Again, the lands must meet the criteria listed above. A public hearing
must be held within 60 days of the proposed ordinance, A majority of the governing body
must approve the annexation for it to become effective.

151

Property owners in areas contiguous and adjacent to the municipality may request
annexation. They can apply with a petition of the majority of land owners in the area, if the
majority of the total number of owners own more than one-half of the acreage affected.

Potential Annexation Areas
The potential annexation areas should be identified by the City using the following criteria:

Guiding Policies

•
•
•
•
•
•

Areas that are already urban in character.
Areas that can be developed at urban densities.
Immediate areas are those that are peninsulas or islands, where municipal services have
already been extended.
Vacant lands that are subject to development pressure.
Areas where urban services are already provided.
Areas where urban services are needed.

Annexation Guiding Policies
Boundaries
• Annex existing islands and peninsulas and do not annex areas that would create an island
or peninsula.
• Proposed annexation area must be adjacent, or contiguous, to city limits.
• Areas should either include or exclude entire subdivisions or neighborhoods, not divide.
• Boundaries for annexed areas should follow natural corridors.
• The provision of services should be concurrent with development.
Environmentally Sensitive Areas
• Annex environmentally sensitive areas that could be impacted by development and utilize
appropriate development regulations to protect those areas.
Emergency and Public Services
• Public services must be able to be provided efficiently in newly annexed areas.
• Annexed areas should receive the same level of service of areas already in the city limits.
• The ability to provide public services should be evaluated in terms of equipment, training
of personnel, number of units and response time.
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Infrastructure and Utilities
• Areas currently served by utilities and other public services should be annexed.
• Proposed annexation areas should not require the upgrading of utilities to meet the
demands of development unless there is a threat to public safety.
• Phased annexation should be initiated by the City within the active annexation areas
based on planned service extensions or availability of services.

Guiding Policies

Intergovernmental Relations
• Promote long-range planning with adjacent jurisdictions.
• Establish agreements to address regional concerns, such as water, stormwater and sewer.
Administration of Annexations
• Develop a land use plan for annexation initiated by the City.
• Designate zoning districts for property during the annexation process.
• An annexation study should be completed on all annexation proposals.
• Development proposals require a separate review from the annexation proposals.
• Residents should be fully informed of annexation activities.
• Encourage larger annexations to create acceptable boundaries.
• Conduct a fiscal impact assessment on large annexations.
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Online Survey Results
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B Historic Structures
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University of Arkansas, Fayetteville Campus ‑ Old Main. The University Hall building
was built from 1872‑74 and modeled after the main building of the University of Illinois.
The building itself is a demonstration of architectural ingenuity and perseverance. At the
time of construction, there was no railroad within 150 miles of Fayetteville; thus, bricks were
made on the campus. Iron and glass were transported via the Arkansas River and hauled
over mountains by teams of ox. Lumber and additional building stone came from within the
surrounding area. After an extensive renovation, Old Main was rededicated in September
1991. Old Main was listed in the National Register in 1970. Graduates of the University
have their names imprinted in concrete along “Senior Walk” beginning from the door of Old
Main and extending across the campus. This tradition began in 1876 and continues today.
Chi Omega Sorority was founded on the campus in 1895. In 1930, the National Chi Omega
Foundation erected the Chi Omega Theater as a memorial to the sorority’s founding. A
bronze plaque on the foundation of the theater’s south pylon pays tribute to the University.
Carnall Hall is located at the northeast corner of campus at Arkansas Avenue and Maple
Street. Constructed in 1895 by Charles L. Thompson, as the first women’s dorm, the building
was named after Professor Ella Carnall. The structure is built of brick with a native stone
foundation. Thompson is the architect who built the Washington County Courthouse.
Headquarters House ‑ 118 E. Dickson. Over 100 years ago, Jonas M. Tebbetts, a
Fayetteville lawyer built what is often referred to as the “most beautiful antebellum house
in Arkansas.” The house served as the headquarters of the union commander during the
Battle of Fayetteville on April 18, 1863. Across the street (corner of College Avenue and
Dickson Street) is a bronze marker giving the date of the battle and names of the opposing
commanders, Confederate W.L. Cabell and Union Colonel M. Larue Harrison. The site
presently houses the Washington County Historical Society. The Headquarters House has
been on the National Register since 1971.
Ridge House ‑ Northeast corner of Center and Locust. Constructed in 1854, the Ridge
House is Fayetteville’s oldest home site on record. The original log structure was built
by John Ridge, a Cherokee leader instrumental in bringing the Cherokee to the southwest.
Original logs are encased in the two‑story clapboard structure. The Ridge House is presently
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maintained by the Washington County Historical Society and has been listed on National
Register since 1972.

Appendix

Walker‑Stone House ‑ West Mountain and 207 West Center Street. The Walker‑Stone
house is two separate brick structures constructed by Judge David Walker, Supreme Court
Judge and Chairman of Arkansas Secession Convention. The first home was built on East
Mountain and provides a commanding view of Fayetteville. The second home (Center
Street) once housed the internationally acclaimed architect, Edward Durrell Stone. The later
building has been restored for professional use by the law firm of Kincaid, Horne & Trumbo.
The Walker‑Stone House obtained National Register status in 1970.
Gregg House ‑ Southwest corner of Lafayette and Gregg. This house was constructed in
1871 by Arkansas Supreme Court Justice Lafayette Gregg and still functions as a private
residence. Justice Lafayette Gregg was responsible for preparation of the legislative bill
that located the University of Arkansas in Fayetteville and supervision of Old Main’s
construction. In 1974 the Gregg house was approved for National Register status.
Walker Kneer Williams House ‑ Kneer Road. Located on the south slope of Mt. Sequoyah.
Listed on the National Register as of 1975. The structure is a T‑shaped brick Georgian
structure with Victorian trim constructed between 1870-1880 of brick, stone, and wood.
Other than the enclosing of the south gallery and the addition of a back stair, the structure
is original and in excellent condition. Built by W. Z. Marges, the red brick was locally
produced from the same clay deposits as the Gregg home.
Washington County Courthouse ‑ Located on North College Avenue (State Highway 471)
at the east end of Center Street, this building has been the subject of numerous restoration
efforts. It has recently been identified as a historic landmark. (Exact date of construction
unknown). The County courthouse has been on the National Register since 1972.
Washington County Jail ‑Located on North College (U.S. 71) at the east end of Mountain
Street (Exact date of construction unknown). The County jail has been on the National
Register since 1978.
Old Post Office ‑ The Old Post Office is located in the center of Fayetteville Square. This
building is listed on the National Register and has been restored to serve as restaurant and
private club. Nomination of the old Post Office for listing on the Register was approved in
219

1974.
Frisco Depot ‑ 550 W. Dickson. Erected in 1887 after the first station burned. The original
building was remodeled and enlarged in 1925. The depot was transformed with a Spanish
influence. It is the only vintage depot standing on the former Frisco line between Missouri
and Van Buren. The last regular passenger train passed through Fayetteville on September
18, 1965.
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Wade Heverwagen House ‑ 338 Washington Avenue. Built in 1873 with an addition in the
1880’s wooden 2‑story Y‑plan house in an early Virginia style. Still occupied and in good
shape.
Hemingway House and Barn ‑Two story wood frame house covered in clapboards and
shingles, rests on short stone piers. Built in 1907 for attorney Wilson Elwin Hemingway.
Charles L. Thompson designed the house and barn. It is now the residence of the original
owners’ granddaughter. It was designed as a summer dwelling of Dutch Colonial influence
which is in contrast to Thompson’s usual strong classical influence within the Colonial
Revival styles.
Wilson, Pittman, Campbell‑Gregory House ‑ 405 East Dickson. The original two‑story
brick structure was built in 1866 with an addition in 1913. Built by J. H. Wilson but
purchased before completion by James Pittman, a Confederate Colonel during the Civil War.
The exterior has had a few cosmetic alterations but the interior of the house is remarkably
unaltered.
Magnolia Filling Station ‑ 429 W. LaFayette. Built by Earl Byrd in 1925 it is the only
known surviving structure of the Magnolia Company. It is an outstanding example of the
drive‑in type structure.
Troy Gordon House ‑ 9 East Township Road. Constructed in 1851 in the Greek Revival
style. The structure has been recycled and is now used for office space. This is one of the
few antebellum houses remaining in the state.
Jackson House ‑ Built in 1872. Bricks made on property.
Routh‑Bailey House ‑ Old Wire Road. Constructed in 1848 entirely by slaves. The 20
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slaves were owned by Benjamin Routh. They dug and burned clay and limestone on the farm
to make bricks and mortar to build the brick structure.
Guisinger Building ‑ Built in 1886 by William Crenshaw, an early Fayetteville hardware
merchant. The brick building is typical of late 19th century commercial style buildings. The
building was refurbished retaining all the architectural flavor of the interior including the
pressed tin ceilings. It currently houses a law firm.
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Villa Rosa ‑ 617 W. LaFayette. The Villa Rosa is a two‑story frame residence with a beige
brick facing built in the Italian Renaissance style in 1932. Named for Rosa Marinoni, a
former Arkansas poet laureate and an important figure in the state’s cultural history. Rosa
designed the home herself, after her father’s summer home, Villa Rosa, in Bologna.
Johnson Barn ‑ Cato Springs Road north of Round Top Mountain. A 1933 two‑story,
balloon frame, gambrel roof agricultural building. It is supported by a fieldstone foundation,
sheathed in wood weatherboard siding, and constructed with solid walnut columns on the
first floor and long, unspliced truss members that frame the gambrel roof. Designed with a
side drive plan by Ben F. Johnson, III, a Harvard University landscape architect graduate,
after an extensive study of Northwest Arkansas barn types. He took the best design features
and incorporated them into an ideal barn structure.
National Cemetery ‑ The National Cemetery is the burial site of over 1,600 U.S. soldiers
who fought in both World War I, World War II and Korea, Vietnam and the Persian Gulf.
The cemetery is maintained by the U.S. Government and is located at the south end of
Government Avenue.
Arkansas College ‑ On College Avenue where the First Christian Church now stands
was the site of the Arkansas College, the first chartered college to grant Bachelor degrees
(1860‑1862). In 1928 when Fayetteville celebrated its centennial birthday, this site became
an historical marker and is recognized by the placement of a bronze plaque on the front of the
church. The plaque commemorates the old Arkansas College which was destroyed by fire
during the Civil War.
Fayetteville Female Seminary ‑ The Female Seminary, built in 1839 was located on
Mountain Street, one block west of Fayetteville Square. It was begun as a school for Indian
girls from the Cherokee Nation and became widely renowned as being the best school for
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girls in the southwest. The seminary was destroyed by fire during the Civil War and is
commemorated now by a bronze plaque on a stone pillar on West Mountain Street.
Confederate Cemetery ‑ Located at the east end of Rock Street, this cemetery is the burial
grounds for Confederate Soldiers from Texas, Missouri, Louisiana and Arkansas.
Eason Building - The Bank of Fayetteville and the First National Bank merged in 1915 and
were originally housed in the Eason Building.
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St. Paul’s Episcopal Church - The cornerstone for the St. Paul Episcopal Church was laid in
this location in 1872. This church was built by W.Z. Mayes who also built Old Main.
Rieff House / Moores Funeral Home - Built in 1857 it is very similar in design to the
Walker/Stone House which also uses Federalist Style Architecture.
A.F. Wolf Building - Originally built in 1906 by A.F. Wolf the building now houses
Fayetteville City Hall and Administration offices.
Ozark Theatre Building - Built in 1905 by the Knights of Pythias it became known as the
Ozark Theatre.
Bank of Fayetteville - This building has been in the Lewis family since 1912 and for many
years it housed the Lewis Brothers hardware store. Its exterior was used in the filming of the
television series Evening Shade.
Mrs. Young Building - Possibly the oldest building on the Square, the façade of the “Mrs.
Young 1887” building is typical of the late Victorian era and has undergone little alteration.
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Infill Assessment Map
The Infill Assessment Map is a mapbased tool for objectively assessing
and quantifying a specific property’s
appropriateness for infill. This is achieved
through a matrix of values assigned
to elements of the built and natural
environment, ranging from proximity to
water and sewer lines to the density of
street intersections. Similarly to the Growth
Concept Map, the Infill Assessment Map
may act to advise staff, appointed and
elected officials, residents on a range of
matters including but not limited to viability
of a rezoning request, the constraints
to a property’s development, or even
the marketability of land. These tools
are intended to both synthesize existing
considerations and fill a gap in the array of
maps, data, and plans that guide decisionmaking.
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Fire Department 4-Minute
Response Time
The provision of emergency services is one
of the most critical functions of a municipal
government. The ability to provide these
services is largely constrained by the costs
associated with building, equipping, and
staffing new fire stations. Accordingly, and
to ensure ongoing, effective emergency
service, infill development ought to be
encouraged within those areas already
served by Fayetteville’s Fire Department
and within adequate response times.
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Public Utilities:
Sanitary Sewer Main within 300 feet

Appendix

Water Main within 300 feet
A fundamental prerequisite to urban
development is access to safe, clean water
and adequate sanitation. In Fayetteville,
this is reflected by the requirement for each
property to have access to public water
or sanitary service before development.
For properties without access to water
or sanitary sewer, policy requires main
extensions when within 300 feet. Given the
investment of public money in maintaining
public water and sewer infrastructure, and
the costs associated with lengthy main
extensions, infill development with access
to existing water and sewer may represent a
more economically sustainable alternative to
greenfield development.
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Grocery Stores (1/2 Mile)
Access to healthy food options is critical
to community well-being. As land uses
separated in the 20th century, “food deserts”
developed. Residents became separated from
affordable and nutritious food by increasing
distances that could only be overcome by
vehicle ownership. Although impermanent
given the ebb and flow of the market
economy, a grocery store’s presence within
walking distance is an important element
when Fayetteville directs infill through
zoning and development actions.
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Public Schools (1/2 Mile)
Public schools have been a key element
in neighborhood character and stability
for decades. Just as Fayetteville directs or
responds to development through capital
investment in streets and fire stations,
so too does Fayetteville Public School
District through school construction. With
consideration for capacities, encouraging
infill near schools promotes walkability and
maximizes the return on the school district’s
facilities.
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University of Arkansas (1/2 mile)

Appendix

As the City’s largest single destination
of residents and principal employer, the
University of Arkansas’ main campus
rightly represents an anchor in Fayetteville.
As such, encouraging infill development
near the University can afford residents the
opportunity to walk to work, classes, and
events.
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Parks & Trails (1/2 mile)
Fayetteville boasts a robust network of parks
and trails. Each park and trail represents
an amenity for residents to commute
and recreate. Furthermore, promoting
access to these facilities for all ages and
abilities is the underpinning of the City’s
Active Transportation Plan. Deliberately
encouraging infill near Fayetteville’s parks
and trails can have the manifold impacts of
offering alternative transportation options
to residents, promoting public health, and
maximizing the City’s ongoing investment
in open spaces.
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Future Land Use Map
Urban Center Area
City Neighborhood Area

Appendix

Complete Neighborhood Area
Fayetteville’s Future Land Use Map is
based on the SmartCode transects, with the
Urban Center Area and City Neighborhood
Area designations anticipated to be the most
urban and most appropriate for infill.
During the drafting of Fayetteville’s
neighborhood plans, illustrative master
plans were concurrently created that
call-out undeveloped properties for
infill opportunities that can serve to
revive, compliment, and strengthen the
neighborhood character.
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Street Intersection Density
greater than 140/Square Mile
A robust street grid has numerous benefits,
including connectivity, an in-built capacity
to disperse traffic congestion, and the
flexibility to handle road closures. Areas
of early development in Fayetteville
established this grid throughout
downtown and immediately surrounding
neighborhoods. With the characteristic
abilities to handle increased traffic and
offer realistic alternatives to vehicle
transportation, these areas of complete and
connected street network are ideally suited
to infill development.
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Transit Stop (1/2 Mile)
Fayetteville is supported by two transit
providers: Ozark Reginal Transit and
Razorback Transit. While their services
overlap and compliment in areas, the former
is tasked with serving the larger region
while the latter supports the University of
Arkansas. For either service to be effective,
an approximate density of eight units per
acre is necessary. While achieving this in
existing, low-density neighborhoods may
be difficult, connecting residents with
transit is critical to developing an livable
transportation network. Encouraging infill
within walking distance of transit stops will
increase job and housing opportunities at
locations where vehicle dependence is not
necessary.
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Slopes Greater than 15%

Appendix

Fayetteville is characterized by steep terrain
and areas that are sensitive to development.
While ordinances are in-place to ensure
more robust construction design and the
preservation of tree canopy with associated
topsoil, the steepest slopes are not always
ideal for the potential increase in density and
intensity that is associated with infill.
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Floodplain

Appendix

Floodways and floodplains within
Fayetteville are determined by the Federal
Emergency Management Agency. Although
development is permitted within areas of the
100-year floodplain, it is not a best practice
and can damage riparian corridors and
property downstream. These consequences
make floodplains a generally inappropriate
location to encourage infill development.
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Fayetteville Planning Commission weighting recommendation
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Future Land Use Map by Quadrant
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Resources; Website URLs

Resources
7hills Homeless Center
https://7hillscenter.org/
To develop and implement collaborative, local solutions that foster hope, opportunity, and stability for people experiencing homelessness.

Appendix

American Institute of Architects
www.aia.org
This AIA site includes access to job listings, continuing education, media updates, and a search engine for contacts.
American Planning Association
www.planning.org
The American Planning Association is a nonprofit public interest and research organization representing 37,000 practicing planners, officials,
and citizens involved with urban and rural planning issues.
American Society of Landscape Architects
www.asla.org
The American Society of Landscape Architects is a professional organization that promotes the profession through advocacy, education and
communication.
Arkansas Historic Preservation Program (AHPP) (Under Department of Arkansas Heritage)
http://www.arkansaspreservation.com/
The AHPP’s mission is to fulfill the objectives of the National Historic Preservation Act through the identification, preservation, and
protections of the cultural heritage of the State of Arkansas.
Builder Online
www.builderonline.com
Builder magazine and Builder Online are professional resources for the home building industry. Read about home building news, trends and
projects around the country.
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Resources (contd.)
Center for Transit-Oriented Development
www.reconnectingamerica.org/html/TOD/index.htm
Seeks to use transit investments to spur a new wave of development that improves housing affordability and choice, revitalizes downtowns
and neighborhoods, and provides value capture and recapture for individuals, communities, and transportation agencies.
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Congress for the New Urbanism
www.cnu.org
CNU advocates the restructuring of public policy and development practices to support the restoration of existing urban centers and towns
within coherent metropolitan regions.
Dover Kohl and Partners
www.doverkohl.com
Design is the key to livable communities. The Dover, Kohl and Partners team is focused on revitalizing traditional towns, growning
neighborhoods, and fixing sprawl - by design.
Drake Field
https://www.fayetteville-ar.gov/1375/Airport
The City of Fayetteville Aviation Division is responsible for the development, operation and maintenance of the municipal airport.
Management is supported by the Airport Board and a committee of citizens who assist the City Council in planning and decisions pertaining
to the airport. Their mission is to provide Fayetteville and Northwest Arkansas with strategic and innovative aviation services and solutions
designed to foster economic growth and commerce in an ever changing environment.
Fayetteville Public Library
https://www.faylib.org/
The Fayetteville Public Library is committed to its vision to be powerfully relevant and completely accessible.
Federal Aviation Administration (FAA) (Under U.S. Department of Transportation)
https://www.faa.gov/
FAA’s continuing mission is to provide the safest, most efficient aerospace system in the world.
Federal Transit Administration (FTA) (Under U.S. Department of Transportation)
https://www.transit.dot.gov/
The Federal Transit Administration (FTA) provides financial and technical assistance to local public transit systems, including buses,
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Resources (contd.)
subways, light rail, commuter rail, trolleys and ferries. FTA also oversees safety measures and helps develop next-generation technology
research.

Appendix

Mayors’ Institute on City Design
www.arts.endow.gov/partner/Mayors2.html
Details of this NEA-sponsored workshop, the main goal of which is to ‘help mayors develop an appreciation for the importance of their role
as designers of their own cities.’
National Register of Historic Places (Via National Park Service, Under U.S. Department of the Interior)
https://www.nps.gov/subjects/nationalregister/index.htm
The National Register of Historic Places is the official list of the Nation’s historic places worthy of preservation. Authorized by the National
Historic Preservation Act of 1966, the National Park Service’s National Register of Historic Places is part of a national program to coordinate
and support public and private efforts to identify, evaluate, and protect America’s historic and archeological resources.
National Trust for Historic Preservation
www.nationaltrust.org
Non-profit organization dedicated to providing leadership, education, and advocacy to save America’s diverse historic places and revitalize
communities.
New Urban News
www.newurbannews.com
New Urban News is a professional newsletter for planners, developers, architects, builders, public officials and others who are interested in
the creation of human-scale communities.
Northwest Arkansas Continuum of Care
https://nwacoc.com/
Coordinating a community response to end homelessness in Northwest Arkansas.
Northwest Arkansas Regional Planning Commission (NWARPC)
http://nwarpc.org/
As the Metropolitan Planning Organization for all of Northwest Arkansas, the NWARPC provides the framework for joint cooperation and
decision-making in the planning and prioritization of transportation system improvements.
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Resources (contd.)
Ozark Regional Transit
https://www.ozark.org/
Ozark Regional Transit is dedicated to providing safe, reliable and affordable public transportation to both the rural and urban residents of the
four county area (Benton, Carroll, Madison, and Washington) within our jurisdiction.
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Planetizen
www.planetizen.com
Planetizen is a public-interest information exchange provided by Urban Insight for the urban planning, design and development community.
Razorback Transit (Under University of Arkansas)
https://parking.uark.edu/transit-services/transit-operations/
Resource for Urban Design Information
www.rudi.net
RUDI is the one-stop portal to all key information sources for everyone involved in urban design. Highlights of RUDI include news, events,
case studies, examples of best practices, design guides, book reviews and a bookshop.
Smart Growth Online
www.smartgrowth.org
A service of the smart growth network this website offers resources, news, and links to smart growth issues around the country.
Urban Land Institute
www.uli.org
The mission of the Urban Land Institute is to provide responsible leadership in the use of land in order to enhance the total environment.
U.S. Census Bureau
https://www.census.gov/en.html
The Census Bureau’s mission is to serve as the nation’s leading provider of quality data about its people and economy.
U.S. Department of Housing and Urban Development (HUD)
https://www.hud.gov/
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Website URLs
Fayetteville Energy Action Plan
https://fayetteville-ar.gov/DocumentCenter/View/14807/Energy-Action-Plan_Final-Draft-?bidId=
Fayetteville Mobility Plan
https://www.fayetteville-ar.gov/DocumentCenter/View/15415/Fayetteville-Mobility-Plan-Final-Report---March-2018?
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Fayetteville Active Transportation Plan
http://www.fayetteville-ar.gov/DocumentCenter/View/8891/Final-Active-Transportation-Plan
NWA 2040 Metropolitan Transportation Plan
http://nwarpc.org/transportation/metropolitan-transportation-plan/
GIS Historic Resources Map
https://maps.fayetteville-ar.gov/HistoricSites/
Housing and Transportation Index, Center for Neighborhood Technology
https://htaindex.cnt.org/
https://htaindex.cnt.org/map/
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Glossary
Accessory dwelling unit: A separate, complete housekeeping unit with a separate entrance,
kitchen, sleeping area, and full bathroom facilities, which is an attached or detached
extension to an existing single-family structure.

Sources Include:

Adaptive reuse: The conversion of obsolescent or historic buildings from their original
or most recent use to a new use. For example, the conversion of former hospital or school
buildings to residential use, or the conversion of an historic single-family home to office use.

•

Antebellum era: A period in the history of the Southern United States, from the late 18th
century until the start of the American Civil War in 1861, marked by the economic growth of
the South.

•

•
•
•

Arterial: Includes freeways, multilane highways, and other important roadways that
supplement the Interstate System. They connect, as directly as practicable, the Nation’s
principal urbanized areas, cities, and industrial centers. Land access is limited. Posted speed
limits on arterials usually range between 50 and 70 mi/h.

•

As of right development: Development that complies with the provisions of the zoning
regulations and may be approved administratively.

•
•
•

Brownfield: An area previously used primarily as an industrial site.
Built environment: The elements of the environment [...] that are generally built or made by
people as contrasted with natural processes.
Bus Rapid Transit (BRT): A high-quality bus-based transit system that delivers fast and
efficient service that may include dedicated lanes, busways, traffic signal priority, off-board
fare collection, elevated platforms, and enhanced stations.

•

•
•
•

SmartCode and Manual, including
SmartCode version 8.0 & 9.2, Article 7
New Urban Publications, Inc. www.
newurbannews.com
Planners Dictionary
Missing Middle Housing, https://
missingmiddlehousing.com/
University of Wisconsin-Stevens Point
college of Natural Resources, www.
uwsp.edu/cnr
Randall Arendt, www.greenerprospects.
com
Community Change, Housing
Trust Fund Project, https://
housingtrustfundproject.org/
Wikipedia
U.S. Census Bureau
Federal Transit Administration, U.S.
Department of Transportation
Arkansas Historic Preservation Program
Study.com
Federal Highway Administration/U.S.
Department of Transportation

Capital investments: Any building or infrastructure project that will be owned by a
governmental unit and purchased or built with direct appropriations from the governmental
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Glossary (contd.)
unit, or with bonds backed by its full faith and credit, or, in whole or in part, with federal or other public funds, or in any combination thereof.
A project may include construction, installation, project management or supervision, project planning, engineering, or design, and the
purchase of land or interests in land.
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Certified Local Government (CLG): An Arkansas city or county is eligible to participate in the CLG program if it has appointed a Historic
District Commission (HDC) and has passed a local preservation ordinance designating one or more local historic districts, according to
applicable state law.
Charrette: The word charrette can refer to any collaborative session in which a group of designers drafts a solution to a design problem.
While the structure of a charrette varies depending on the design problem and the individuals in the group, charrettes often take place in
multiple sessions in which the group divides into sub-groups. Each sub-group then presents its work to the full group as material for future
dialogue. Such charrettes serve as a way of quickly generating a design solution while integrating the aptitudes and interests of a diverse
group of people.
Collector: Major and minor roads that connect local roads and streets with arterials. Collectors provide less mobility than arterials at lower
speeds and for shorter distances. They balance mobility with land access. The posted speed limit on collectors is usually between 35
and 55 mi/h.
Conditional use: A use that, because of special requirements or characteristics, may be allowed in a particular zoning district only after
review by the commission and granting of conditional use approval imposing such conditions as necessary to make the use compatible with
other uses permitted in the same zone or vicinity. Conditional uses are issued for uses of land and may be transferable from one owner of the
land to another.
Conservation Subdivision: A subdivision with a significant percentage of buildable lands (generally around 40% or more) permanently
protected to create interconnected networks of conservation lands. Conservation subdivisions are specifically designed around each site’s most
significant natural and cultural resources, with their open space networks being the first element to be “green-lined” in the design process.
These conservation lands may provide open space and recreation for the neighborhood and may also serve as local building blocks in a
community-wide open space network. Conservation subdivisions are generally density neutral, meaning that the overall number of dwellings
built is not different from that done under the current zoning and subdivision regulations.
Context: Surroundings made up of the particular combination of elements that create specific habitat.
Corridor: A lineal geographic system incorporating transportation and/or greenway trajectories. A transportation corridor may be a lineal
urban Transect Zone.
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Glossary (contd.)
Cottage/Cluster Housing Development: A cluster of detached single family homes, restricted in size and of high architectural quality,
oriented around common open space.
Density (residential): The number of dwelling units within a standard measure of land area,
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Easement: A right to use another person’s real property for certain limited purposes.
Enduring Green Network: A linear park, trail corridor, or open space conservation area that provides passive recreational opportunities,
alternative transportation options and/or the conservation of open space or natural areas.
Floodplain: For a given flood event, that area of land that is temporarily covered by water and that adjoins a watercourse. In FEMA regulated,
or established floodplains, the floodplains shall mean the area subject to inundation from any source during the regulatory event.
Form-Based Code: A form-based code is a land development regulatory tool that places primary emphasis on the physical form of the built
environment with the end goal of producing a specific type of “place”.
G.I. Bill: A law that provided a range of benefits for returning World War II veterans (commonly referred to as G.I.s). Benefits included lowcost mortgages, low-interest loans to start a business, one year of unemployment compensation, and dedicated payments of tuition and living
expenses to attend high school, college, or vocational school.
GIS (Geographic Information System): A computerized program in widespread municipal use that organizes data on maps.
Greenfield: An area that consists of open or wooded land or farmland that has not been previously developed.
Greyfield: Previously developed properties that are not contaminated. They are usually, but not exclusively, former commercial properties
that may be underutilized, derelict or vacant.
Historic district: A district or zone designated by a local authority or state or federal government within which buildings, structures,
appurtenances, and places are of basic and vital importance because of their association with history; or because of their unique architectural
style and scale, including color, proportion, form, and architectural detail; or because of their being a part of or related to a square, park, or
area the design or general arrangement of which should be preserved or developed according to a fixed plan based on cultural, historical, or
architectural motives or purposes.
Housing Trust Fund: Housing trust funds are distinct funds established by city, county or state governments that receive ongoing dedicated
sources of public funding to support the preservation and production of affordable housing and increase opportunities for families and
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Glossary (contd.)
individuals to access decent affordable homes. Housing trust funds systemically shift affordable housing funding from annual budget
allocations to the commitment of dedicated public revenue. While housing trust funds can also be a repository for private donations, they are
not public/private partnerships, nor are they endowed funds operating from interest and other earnings.
Human Scale: The proportional relationship of the physical environment to human dimensions, acceptable to public perception and
comprehension in terms of the size, height, bulk, and/or massing of buildings or other features of the built environment.
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Impact Fee: A charge on new development to pay for the construction or expansion of off-site capital improvements that are necessitated by
and benefit the new development.
Infill: Development occurring on vacant or partially developed land in established areas of the city that has infrastructure and public services
in the immediate vicinity, and is surrounded by areas that are substantially developed.
Interstate: the highest classification of roadways in the United States. These arterial roads provide the highest level of mobility and the
highest speeds over the longest uninterrupted distance. Interstates nationwide usually have posted speeds between 55 and 75 mi/h.
Intensity (non-residential): The number of square feet of development per acre by land use type with respect to non-residential land uses.
Land banking: Land is purchased and reserved for later use or development. Land could be leased for immediate use (agriculture or an
athletic field). Banked lands have been used for development of low- and moderate-income housing, expansion of parks, and development of
industrial and commercial centers.
Land-grant university: An institution of higher education in the United States designated by a state to receive the benefits of the Morrill Acts
of 1862 and 1890. The Morrill Acts funded educational institutions by granting federally controlled land to the states for them to sell, to raise
funds, to establish and endow “land-grant” colleges. Most land-grant colleges became large public universities that today offer a full spectrum
of educational opportunities.
Local: Smaller roads that provide limited mobility and are the primary access to residential areas, businesses, farms, and other local areas.
Local roads, with posted speed limits usually between 20 and 45 mi/h, are the majority of roads in the U.S.
Leapfrog development: Development that occurs well beyond the existing limits of development and thus leaves intervening vacant
land behind. This bypassing of the next-in-line lands at the urban fringe results in the haphazard shotgun pattern of urbanization known as
“sprawl.”
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Glossary (contd.)
Metropolitan planning organization (MPO): A local governmental unit that has legal jurisdiction over a geographic area for government
service planning such as transportation and land-use planning.
Metropolitan statistical area (MSA): An MSA consists of one or more counties that contain a city of 50,000 or more inhabitants, or contain
a Census Bureau-defined urbanized area (UA) and have a total population of at least 100,000. Counties containing the principal concentration
of population—the largest city and surrounding densely settled area—are components of the MSA. Additional counties qualify to be included
by meeting a specified level of commuting to the counties containing the population concentration and by meeting certain other requirements
of metropolitan character, such as a specified minimum population density or percentage of the population that is urban.
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Minipark (pocket park): Small neighborhood park of approximately one acre or less.
Missing Middle Housing: House-scale buildings with multiple units in walkable neighborhoods.
Mixed Use: Multiple functions within the same building or multiple buildings, most commonly comprised of residential and nonresidential
uses.
North American Industry Classification System (NAICS): A system for classifying establishments by the type of economic activity in
which they are engaged.
Pedestrian-oriented development: Development designed with an emphasis primarily on the street sidewalk and on pedestrian access to the
site and building, rather than on auto access and parking areas. The building is generally placed close to the street and the main entrance is
oriented to the street sidewalk. There are generally windows or display cases along building facades which face the street. Typically, buildings
cover a large portion of the site. Although parking areas may be provided, they are generally limited in size and they are not emphasized by
the design of the site.
Pedestrian Shed: An area, approximately circular, that is centered on a Common Destination. A Standard Pedestrian Shed is 1/4 mile
radius or 1320 feet, about the distance of a five-minute walk at a leisurely pace. A pedestrian shed is often used as a unit of neighborhood
measurement for planning analysis such as; land use, development density or intensity, accessibility to open space or parks, walkability, etc. It
has been shown that provided with a pedestrian environment, most people will walk this distance rather than drive.
Recreation, active: Those recreational pursuits which require physical alteration to the area in which they are performed. Such areas are
intensively used and include but are not limited to playgrounds, ball courts, golf courses, and swimming pools.
Recreation, passive: Those recreational pursuits which can be carried out with little alteration or disruption to the area in which they are
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performed. Such uses include but are not limited to hiking and picnicking.
Retail trade area: A retail trade area is the geographic area that a retail store draws from, or the longest drive a customer is willing to make.
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Riparian habitat: Riparian lands are comprised of the vegetative and wildlife areas, either surface or subsurface, adjacent to stream, spring,
lake, watercourse, river, creek, or other body of water. Riparian areas are delineated by the existence of plant species normally found near
freshwater.
Spot zoning: An arbitrary zoning or rezoning of a small tract of land, usually surrounded by other uses or zoning categories that are of a
markedly or substantially different intensity, that is not consistent with the comprehensive land use plan, and that primarily promotes the
private interest of the owner rather than the general welfare.
Sprawl: Low-density land-use patterns that are automobile-dependent, energy and land consumptive, and require a very high ratio of road
surface to development served. Characteristics of sprawl include: a scattered development pattern that leaves large tracts of undeveloped land
between developments; commercial strip centers along major streets, and large expanses of single-use development. (adapted from Michigan
State Planning Officials, Patterns on the Land, Trend Future Project, final report, September 1995)
Streetscape: The urban element that establishes the major part of the public realm. The streetscape is composed of thoroughfares (travel
lanes for vehicles and bicycles, parking lanes for cars, and sidewalks or paths for pedestrians) as well as the visible private frontages (building
facades and elevations, porches, yards, fences, awnings, etc.), and the amenities of the public frontages (street
trees and plantings, benches, streetlights, etc.).
Sustainable: The finite capacity of any place or activity to support humans and their activities, given a set of impacts that those activities
have on the place. Once capacity is reached, the impacts of additional growth or activities harm the integrity of the place and impair its ability
to function as intended. The result of said actions may jeopardize the ability of future generations to live and prosper.
Transfer of Development Rights (TDR): A method of relocating existing zoning rights from areas to be preserved as open space (“sending
areas”) to areas to be more densely urbanized (“receiving areas”).
Traditional Neighborhood Development (TND): Developments that provide: a variety of housing types and prices; prominently sited
village squares or greens; civic, community or educational buildings; and retail/offices/workplaces to provide a balanced mix of activities.
These types of neighborhoods have interconnected streets, alleys and sidewalks in a grid or modified grid pattern with buildings oriented to
the street and a high level of pedestrian activity.
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Transit-Oriented Development (TOD): Moderate and high-density housing concentrated in mixed-use developments located along transit
routes. . . . The location, design, and mix of uses in a TOD emphasize pedestrian-oriented environments and encourage the use of public
transportation. (Community Green Line Planning Project, “Putting Neighborhoods on the Right Track,” Chicago)
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Transect: A cross-section of the environment showing a range of different habitats. The rural-urban Transect of the human environment used
in the SmartCode template is divided into six Transect Zones. These zones describe the physical form and character of a place, according to
the Density and intensity of its land use and Urbanism.
Transect Zone (T-Zone): One of several areas on a Zoning Map regulated by the SmartCode. Transect Zones are administratively similar to
the land use zones in conventional codes, except that in addition to the usual building use, Density, height, and Setback requirements, other
elements of the intended habitat are integrated, including those of the private Lot and building and Public Frontage.
Village: A Village is usually a TND Community Type standing isolated in the countryside, but with a stronger center than a hamlet due to its
proximity to a transportation corridor. See: TND.
Walkable Neighborhood/Walkability: Development pattern that is identifiable for its short block lengths and complete street attributes such
as sidewalks, bicycle facilities, on-street parking, and slow vehicular speeds. Pedestrian sheds that include commercial, civic, school, open
space and residential uses within or adjacent to walkable neighborhoods provide the most efficient use of land and environmental resources.
Zoning: A police power measure in which the community is divided into districts or zones within which permitted and special uses are
established as are regulations governing lot size, building bulk, placement, density, intensity, and other development standards.
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