
 

DEPT. OF COMMUNITY 
DEVELOPMENT 

PLANNING DIVISION 
301 W. CHESTNUT 

PHONE: (479) 621-1186 
FAX: (479) 986-6896 

 
PLANNING COMMISSION MEETING AGENDA 

JULY 21, 2026 
5:30 PM 

VIEW ONLINE:  
PLANNING COMMISSION: HTTPS://US02WEB.ZOOM.US/J/84044150146  

BOARD OF ADJUSTMENT: MEETING CANCELED 
 

DISCLAIMER:  

THE CITY OF ROGERS MAKES NO CLAIMS, PROMISES, OR GUARANTEES REGARDING 
THE PARTICIPANTS ABILITY TO ATTEND ANY PUBLIC MEETING VIRTUALLY. 

TECHNOLOGY RESOURCES, VIRTUAL MEETING PLATFORMS, AND THE INTERNET MAY 
OCCASIONALLY BE INTERRUPTED OR MADE UNAVAILABLE BY CAUSES BEYOND THE 

CITY’S REASONABLE CONTROL. THE CITY CANNOT GUARANTEE THAT PARTICIPANTS 
WILL HAVE THE OPPORTUNITY TO PARTICIPATE VIRTUALLY AT ALL TIMES. PUBLIC 

FORUMS, PUBLIC HEARINGS, AND SCHEDULED ITEMS OF BUSINESS WILL NOT BE 
TABLED OR POSTPONED DUE TO TECHNOLOGICAL ISSUES. IF YOU ARE 

REPRESENTING A PUBLISHED ITEM OF BUSINESS OR WISH TO SPEAK AT A PUBLIC 
HEARING, IN PERSON ATTENDANCE IS REQUIRED. 

  
 

AGENDA 
 
  
CALL TO ORDER PLANNING COMMISSION: 
  
ROLL CALL: 
  
ACTION ON MINUTES: 
 

a. Approving July 7, 2026 meeting minutes. 
  
PUBLIC FORUM: 
 

Public testimony on any issue not listed on the agenda may be provided at this time.  
  
CONSENT AGENDA: 
 

Items listed under the Consent Agenda are considered standard review and may be approved by a single 
motion. If you wish to provide testimony on any item, please notify the Commission prior to vote so 
that the item may be moved to New Business for separate consideration. 
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DEPT. OF COMMUNITY 
DEVELOPMENT 

PLANNING DIVISION 
301 W. CHESTNUT 

PHONE: (479) 621-1186 
FAX: (479) 986-6896 

  
i. RZ26-00354 - 9.22 acres at the intersection of W. Pleasant Grove Road and S. 28th Place 
A request by Joshua Haley on behalf of Nguyen to rezone 9.22 acres at the intersection of W. Pleasant 
Grove Road and S. 28th Place from the T2 (Rural) zoning district to the HC (Highway Commercial) 
zoning district.  
STAFF: Laural Scates, Planner I 
OWNER REPRESENTED BY: Joshua Haley, Engineering Services, Inc.  

  
PUBLIC HEARINGS: 
 

a. OLD BUSINESS — Items previously discussed and tabled.   
b. NEW BUSINESS — Items removed from Consent Agenda.  

  
 

i. RZ26-00339 - 0.77 acres at 706 W. Olrich St.  
A request by Panchal-Olrich to rezone 0.77 acres at 706 W. Olrich St. from the I-1 (Light 
Industrial) zoning district to the T5.1 (City Low-Intensity) zoning district.  
STAFF: Christina Moore, Planner I 
OWNER: Sunil Panchal 

  
 

ii. RZ26-00345 - at 6253 S. Mt Hebron Rd.  
A request by GMD Investments to rezone 6253 S. Mt Hebron Rd. from the T2 (Rural) zoning 
district to the T4.1 (Neighborhood Medium-Intensity) and T4.2 (Neighborhood High-Intensity) 
zoning districts. 
STAFF: Amber Long, Planner II 
OWNER REPRESENTED BY: William Burckart, Burckart Construction and Matt Loos, Olsson 
Engineering 

  
REPORTS : 
 

a. COMMISSIONERS  
b. STAFF 

  
ADJOURN PLANNING COMMISSION: 
  
BOARD OF ADJUSTMENT - NO MEETING: 
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COMMUNITY DEVELOPMENT 
PLANNING DIVISION 

301 W. CHESTNUT 
planning@rogersar.gov 

(479) 621-1186 
 

 

ROGERS PLANNING COMMISSION 7/7/2026 MINUTES – PAGE 1 

 
ROGERS PLANNING COMMISSION MINUTES 

 
The Rogers Planning Commission met for a public meeting at Rogers City Hall at 301 W. Chestnut 
Street on July 7, 2026 at 5:30 P.M. The meeting was called to order by Vice Chair Derek Burnett 
followed by the Pledge of Allegiance.  
 
ROLL CALL 
Commissioners attending: Jorge Andrade, Derek Burnett, Hannah Cicioni, Steve Lane, Isaac 
Stevens, and Ezequiel Tovar.   
 

DECLARATION OF ABSTENTION 
Vice Chair Burnett asked that any Commissioners needing to abstain on agenda items state so 
and not participate in discussion or vote on the item.  
 
ACTION ON MINUTES 
Motion by McClure, second by Andrade to approve the June 2, 2026 Planning Commission 
meeting minutes as presented. 
Voice Vote: Unanimous – Yes. Motion carried.  
APPROVED. 
 
PUBLIC FORUM  
None.  
 
CONSENT AGENDA 
None.  
 
PUBLIC HEARINGS 
Old Business  
a. RZ26-00236 – 3.67 acres west of 701 W. Hudson Rd.  

A request by Louis Froud to rezone ±3.67 acres west of 701 W. Hudson Rd. from the T5.2 
(City Medium-Intensity) zoning district to the I-1 (Light Industrial) zoning district.  

 
Planner Zachery Birdsong noted that this item was previously tabled at the 6/16 Planning 
Commission meeting. After discussions with staff, the applicant has changed their rezone 
request to HC (Highway Commercial) which is a standard review request. The request to HC 
meets all the criteria for standard review and staff recommends approval of the request.  
 
Eli La Salle with Bates & Associates represented the request.  
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ROGERS PLANNING COMMISSION 7/7/2026 MINUTES – PAGE 2 

The Vice Chair opened the public hearing for comments. There were none.  
The public hearing was declared closed 
 
Motion by Cicioni, second by Stevens to recommend the rezone request to HC (Highway Commercial) to 
City Council for approval.  
Voice vote: Unanimous – Yes, Motion carried. 
APPROVED.  

 
New Business  
None.  
 
Reports 
Staff noted that the Commissioners have been invited by the Rogers-Lowell Chamber to attend 
the 2026 Leaders Conference on July 16th, 2026. 
 
ADJOURN 
There being no further business, the Chair adjourned the meeting at 5:54 p.m. 
 
ATTEST:     APPROVED: 
 
____________________________                  ______________________________  
Ezequiel Tovar, Secretary                                   Samantha Best, Chair 
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Location

W Pleasant Grove Rd & 28th St

Place Type

Pleasant Grove Regional Center

Zoning

T2 (Rural)

Proposed Zoning

HC (Highway Commercial)

Representative

Josh Haley

Vicinity Map 

Staff: Laural Scates, Planner (lscates@rogersar.gov)

Nguyen/Pleasant Grove
Rezone

Nature of the Request:

The following request is for an amendment to the City of Rogers Unified Development Code 

Zoning Map, in accordance with Section 2.8 of the Rogers Unified Development Code. 

Request Details: 

• Proposal: The applicant is proposing to rezone ±9.22 acres from T2 (Rural) to HC 

(Highway Commercial) in the Pleasant Grove Regional Center (PG-RC) placetype.

• Review Type: Standard
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Rezone

Aerial Vicinity Map

Nguyen/Pleasant Grove

Subject

Property

W Southern Hills Blvd

W Pleasant Grove Rd

Location Description

The subject property is located north of W Pleasant Grove Rd and east of W Southern Hills 

Blvd. S 28th Pl goes through each of the three parcels.

Parcels: 02-02087-327, 02-02087-328, and 02-02087-329 
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Rezone
Nguyen/Pleasant Grove

Rezone Request

HC in the Pleasant Grove Regional Center is subject to 

Standard Review.

2.8.6 Standard Review Criteria

When reviewing and making decisions on zoning map 

amendments labeled “SR” in Table 2.8.3.A, the Planning 

Commission:

• Shall recommend approval of the proposed district(s) 

where they conform to the applicable requirements of 

this UDC.

2.8.6.2 Standard Review Criteria for a Special Purpose 

District

The Planning Commission shall recommend approval of 

the proposed district(s) where:

• They conform to the applicable requirements of this 

UDC; and

• They are likely to implement the place type 

envisioned by the Future Land Use Map; and

• Adequate infrastructure exists to serve the 

development permitted; and

• The property is unlikely to develop, or poorly suited 

for development allowed under the current district; 

and

• The proposed district will result in development 

compatible with the placetype assigned to nearby 

properties.

About the Future Land Use Map (FLUM)

The Future Land Use Map is an element of the Comprehensive Plan identifying placetypes that 

the Planning Commission and City Council have carefully considered and determined to be 

appropriate for the future growth of the City.

2.8.3 Relationship with Future Land Use Map

“Table 2.8.3.A Zoning Districts Allowed in Placetypes sets forth zoning districts that:”

(A) Are likely to create the placetype envisioned by the Plan and thus conform to the Future 

Land Use Map. Such districts are subject to Standard Review.

(B) May create the placetype envisioned by the Plan and thus may conform to the Future Land 

Use Map. Such districts are subject to Standard Review and Enhanced Review.

(C) Will not create the placetype envisioned by the Plan and thus will not conform to the 

Future Land Use Map. Such districts will not be considered by the Planning Commission and 

City Council unless and until the Future Land Use Map and this UDC are amended 

accordingly,” (UDC 2.8.3).

Summary of Request:

This request for a rezone from T2 (Rural) to HC (Highway Commercial) in the Pleasant Grove 

Regional Center is subject to Standard Review per Table 2.8.3.A. 
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Rezone

Current Zoning

Nguyen/Pleasant Grove

FLUM

PG-RC

U-NH

NH-F

T4.2

HC

T2

T5.2

Rezone Request

Rezone from T2 to HC in the Pleasant Grove Regional Center (PG-RC). 

Placetype Description

“The Pleasant Grove Regional Center functions as the southern gateway into Rogers. Future 

developments will consist of infill and new intensive buildings, including large-format retail, 

institutional uses, and urban housing. The transportation network will evolve to include safe 

connections for non-drivers at key locations.” Rogers Future Land Use Placetypes, pg. 6.

Current Zone (T2) 

“A very low-intensity district intended for agricultural uses and as a temporary holding zone 

pending development.” (UDC Section 4.2).

Proposed Zone (HC)

“A district consisting mostly of low-scale commercial strip development. These districts 

standards allow for the existing condition to persist, however also allow for under-utilized parts 

of parking lots to be filled with active uses.” (UDC Section 4.2)
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Rezone
Nguyen/Pleasant Grove

2.8.6.2 Standard Review Criteria for Special Purpose Districts

When reviewing and making decisions on zoning map amendments labeled “SR” in Table 2.8.3.A, the Planning Commission:

• Shall recommend approval of the proposed district(s) where they conform to the applicable requirements of this UDC.

Yes. The proposed rezone of the property to HC is an allowed transect 

within the Pleasant Grove Regional Center placetype. HC is the only 

special purpose district allowed in this placetype.

The proposed district(s) conform to the 

applicable requirements of this UDC.

HC zoning will create the Pleasant Grove Regional Center placetype envisioned by the FLUM.  

The rezone is for property surrounded by HC zoned parcels. This rezone will help support the 

surrounding regional center by providing similar uses and development. 

Placetype

Pleasant Grove Regional Center

Placetype Description 

“The Pleasant Grove Regional Center functions as the southern gateway into Rogers. Future 

developments will consist of infill and new intensive buildings, including large-format retail, 

institutional uses, and urban housing. The transportation network will evolve to include safe 

connections for non-drivers at key locations.” Rogers Future Land Use Placetypes, pg. 6.
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Rezone
Nguyen/Pleasant Grove

2.8.6.2 Standard Review Criteria for Special Purpose Districts

When reviewing and making decisions on zoning map amendments labeled “SR” in Table 2.8.3.A, the Planning Commission:

• Shall recommend approval of the proposed district(s) where they conform to the applicable requirements of this UDC.

Yes. The FLUM designates the property as the 

Pleasant Grove Regional Center, reflecting a 

vision for this location to be part of the  

southern gateway to the city. 

The proposed 

district(s) are likely 

to implement the 

place type 

envisioned by the 

Future Land Use 

Map.

Pleasant Grove 

Regional Center

“Southern 

Gateway”

The FLUM designates the property as the Pleasant Grove Regional Center, reflecting a vision for 

this location to be part of the  southern gateway to the city. 
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Rezone
Nguyen/Pleasant Grove

2.8.6.2 Standard Review Criteria for Special Purpose Districts

When reviewing and making decisions on zoning map amendments labeled “SR” in Table 2.8.3.A, the Planning Commission:

• Shall recommend approval of the proposed district(s) where they conform to the applicable requirements of this UDC.

Yes. The subject property is surrounded by 

previously developed land and is the last to 

rezone north of Pleasant Grove Rd from T2 in 

the placetype.

Adequate 

infrastructure 

exists to serve the 

development 

permitted in the 

proposed 

district(s); and

The current T2 zone on this property does not 

allow the type of development consistent with 

its’ placetype.

The property is 

unlikely to 

develop, or poorly 

suited for 

development 

allowed under the 

current district(s)

Pleasant Grove Rd

The subject property is surrounded by previously developed land and is the last to rezone north 

of Pleasant Grove Rd from T2 in the placetype.

The current T2 zone on this property does not allow the type of development consistent with 

its’ placetype.

7Page 11 of 63



Rezone
Nguyen/Pleasant Grove

2.8.6.2 Standard Review Criteria for Special Purpose Districts

When reviewing and making decisions on zoning map amendments labeled “SR” in Table 2.8.3.A, the Planning Commission:

• Shall recommend approval of the proposed district(s) where they conform to the applicable requirements of this UDC.

Yes. The proposed zone will be the same as 

surrounding properties. Development on this 

property can provide infill and new intensive 

buildings, including large-format retail, 

institutional uses, and urban housing to 

residents on a regional scale, consistent with 

what the surrounding properties provide.

The proposed 

district will result 

in development 

compatible with 

the placetype

assigned to nearby 

properties.

Pleasant Grove 

Regional Center

“Southern 

Gateway”

The proposed zone will be the same as surrounding properties. Development on this property 

can provide infill and new intensive buildings, including large-format retail, institutional uses, 

and urban housing to residents on a regional scale, consistent with what the surrounding 

properties provide.
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Rezone
Nguyen/ Pleasant Grove

FLUM

Standard Review Conclusion for Special Purpose Districts

The proposed district(s) conform to the applicable 

requirements of this UDC; and

The proposed district(s) are likely to implement the place 

type envisioned by the Future Land Use Map; and

Adequate infrastructure exists to serve the development 

permitted in the proposed district(s); and

The property is unlikely to develop, or poorly suited for 

development allowed under the current district(s); and

The proposed district will result in development 

compatible with the placetype assigned to nearby 

properties.

Staff finds that the proposed rezoning from T2 to HC is consistent with the Unified 

Development Code and implements the Future Land Use Map’s City Corridor placetype. 

Adequate infrastructure exists to serve the property, but the property is unable to develop in a 

way that is compatible with the surrounding placetypes. As such, staff finds the request to be 

appropriate for this location.
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Rezone
Nguyen/Pleasant Grove

Zoning Standards in HCUses Allowed in HC

Placetype: PGRC

Uses Allowed in HC

• Should the rezone be approved, townhouses, and apartment houses would be allowed.

• Other uses allowed include agriculture, civic space, community services, personal and 

professional services, eating and drinking, healthcare, lodging, parking, retail, 

entertainment and event venues, artisanal. Technology, and general industry, auto service, 

transportation service, and freight/logistics/and storage.

Use Standards in HC

• Townhouses with garages must be rear or side-loaded.
Freight, Logistics, and Storage uses may not be located within 250 feet of an arterial or 

collector street or any mixed-use street or boulevard, meaning that while zoned HC, this 

location would not allow this use.
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Aerial

Recommendation:  

APPROVE

Rezone
Nguyen/Pleasant Grove

Conclusion:  
• The subject property is one of the last T2 

locations within this area of the Pleasant 

Grove Regional Center, and is surrounded 

by properties already zoned for Highway 

Commercial use. 

• The request to rezone to HC allows the 

property to be developed in line with the 

surrounding area and in accordance with 

the Future Land Use Map.

PUBLIC INPUT: 

Staff received no public input.

RECOMMENDATIONS: 

Conclusion:  
• The subject property is one of the last T2 locations within this area of the Pleasant Grove Regional 

Center, and is surrounded by properties already zoned for Highway Commercial use. 

• The request to rezone to HC allows the property to be developed in line with the surrounding area 

and in accordance with the Future Land Use Map.

Staff recommends approval of this request. 

2.8.8 Planning Commission

2.8.8.2 Enhanced Review Districts

The Director shall place applications for enhanced review districts on the regular agenda and the 

Commission shall hold a separate public hearing.

Possible Planning Commission Motions for Standard Review:

• Recommend approval or denial. Either motion is deemed to pass when a majority of the quorum 

present vote in favor; or

• Table the request to a date certain not to exceed 60 days for more information. Such a motion 

requires a majority of the quorum present to pass; or

• Dismiss the request and the applicant’s request. Such a motion requires a majority of the quorum 

present to pass.
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Location

706 W Olrich Street

Parcel 02-01507-000

Place Type

Neighborhood Center & City Corridor

Zoning

I-1 (Light Industrial)

Proposed Zoning

T5.1 (City Low Intensity)

Representative

Sunil Panchal

Vicinity Map 

Staff: Christina Moore, Planner (cmoore@rogersar.gov)

Panchal
Rezone

This is a request to rezone the eastern half of the property located at 706 W Olrich Street.

Nature of the Request:

The following request is for an amendment to the City of Rogers Unified Development Code 

Zoning Map, in accordance with Section 2.8 of the Rogers Unified Development Code. 

Request Details: 

• Proposal: The applicant is proposing to rezone 0.66 acre to T5.1(City Low Intensity) as 

presented in the Neighborhood Center and City Corridor placetypes.

• Review Type: Enhanced & Standard
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Rezone

Subject Property and Surrounding Conditions

Panchal

W Olrich Street

Location Description

East Rogers; 0.66 acre on the southeast corner of W Olrich Street and S 8th Street 

Parcel 02-01507-000
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Rezone

Current Zoning with FLUM

Panchal 

FLUM

C-CO

F-NH

IAT

U-NH

Current Zoning

I-1 – Light Industrial: An industrial district with uses that are not particularly noxious or 

dangerous, that can be integrated with other nearby mixed-use districts. 

Proposed Zoning

T5.1- City Low Intensity – A low-intensity mixed-use district where medium-scale buildings line 

streets mainly in corridor and city center placetypes. 
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Rezone
Panchal 

F
LU

M

Rezone Request

1. T5.1 in City Corridor is subject to Standard Review 

2. T5.1 in Neighborhood Center is subject to Enhanced Review

2.8.6 Standard Review Criteria

When reviewing and making decisions on zoning map 

amendments labeled “SR” in Table 2.8.3.A, the Planning 

Commission:

• Shall recommend approval of the proposed district(s) where 

they conform to the applicable requirements of this UDC.

T5.1 zoning is the lowest intensity zone allowed with standard review in City Corridor and 

the highest allowed zone in Neighborhood Center. Also note that all zones in Neighborhood 

Centers are subject to enhanced review. 

Placetype

City Corridor

Placetype Description 

“Moderately-intense areas comprising housing, retail, commercial and civic services along 

regional highways. New development, redevelopment and infill will add compact mixed-

use or multi-tenant buildings with attractive signage and outdoor amenities. Access 

between sites will be prioritized through improved sidepaths, trails and front cross-access 

driving lanes. Streets will evolve to accommodate single-drivers, transit, and active 

transportation users traveling between City Centers and adjacent neighborhoods.” Rogers 

Future Land Use Placetypes, pg. 5.

Placetype

Neighborhood Center

Placetype Description 

“Neighborhood Centers are places for neighbors to gather, interact, and conveniently 

access services within a very short distance of most homes. They generally extend several 

hundred feet from key roadways. Developments cultivate a safe and inviting environment 

for non-drivers through elements such as enhanced streetscape design, dedicated facilities 

for active mobility, gathering spaces and active storefronts.” Rogers Future Land Use 

Placetypes, pg. 4.
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Rezone
Panchal

2.8.7 Enhanced Review Criteria

When reviewing and making decisions on zoning map amendments labeled “ER” in Table 2.8.3.A, the Planning Commission:

• May recommend approval where the commission finds:

The proposed district(s) conform to the 

applicable requirements of this UDC.

Yes. The proposed rezone of the property to T5.1 is an allowed 

transect within the Neighborhood Center and City Corridor 

placetypes. All transects in Neighborhood Centers, including T5.1, are 

subject to Enhanced Review. T5.1 zoning is the highest allowed in 

Neighborhood Center and the lowest zone allowed subject to 

standard review in City Corridor. 

T5.1 zoning will create the Neighborhood Center placetype envisioned by the FLUM.  The 

rezone is also for a small piece of the outer edge of the Neighborhood Center where more 

intense development can occur.  This rezone will help support the higher intensity towards 

the middle of the Neighborhood Center. 

Placetype

City Corridor

Placetype Description 

“Moderately-intense areas comprising housing, retail, commercial and civic services along 

regional highways. New development, redevelopment and infill will add compact mixed-

use or multi-tenant buildings with attractive signage and outdoor amenities. Access 

between sites will be prioritized through improved sidepaths, trails and front cross-access 

driving lanes. Streets will evolve to accommodate single-drivers, transit, and active 

transportation users traveling between City Centers and adjacent neighborhoods.” Rogers 

Future Land Use Placetypes, pg. 5.

Placetype

Neighborhood Center

Placetype Description 

“Neighborhood Centers are places for neighbors to gather, interact, and conveniently 

access services within a very short distance of most homes. They generally extend several 

hundred feet from key roadways. Developments cultivate a safe and inviting environment 

for non-drivers through elements such as enhanced streetscape design, dedicated facilities 

for active mobility, gathering spaces and active storefronts.” Rogers Future Land Use 
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Rezone
Panchal

2.8.7 Enhanced Review Criteria

When reviewing and making decisions on zoning map amendments labeled “ER” in Table 2.8.3.A, the Planning Commission:

• May recommend approval where the commission finds:

The proposed 

district(s) are likely 

to implement the 

place type 

envisioned by the 

Future Land Use 

Map.

Yes. The FLUM designates the property as 

Neighborhood Center and City Corridor 

Placetypes, reflecting a vision for this location 

to transition from auto-oriented commercial 

strip development toward a more urban, mixed-

use center that serves the residential areas to 

the west and east. 

T5.1 zoning is likely to implement the placetype of Neighborhood Center while also helping 

a smooth transition from the less intense neighborhoods to the bustling city corridor on 8th

Street.

Placetype

City Corridor

Placetype Description 

“Moderately-intense areas comprising housing, retail, commercial and civic services along 

regional highways. New development, redevelopment and infill will add compact mixed-

use or multi-tenant buildings with attractive signage and outdoor amenities. Access 

between sites will be prioritized through improved sidepaths, trails and front cross-access 

driving lanes. Streets will evolve to accommodate single-drivers, transit, and active 

transportation users traveling between City Centers and adjacent neighborhoods.” Rogers 

Future Land Use Placetypes, pg. 5.

Placetype

Neighborhood Center

Placetype Description 

“Neighborhood Centers are places for neighbors to gather, interact, and conveniently 

access services within a very short distance of most homes. They generally extend several 

hundred feet from key roadways. Developments cultivate a safe and inviting environment 

for non-drivers through elements such as enhanced streetscape design, dedicated facilities 

for active mobility, gathering spaces and active storefronts.” Rogers Future Land Use 

Placetypes, pg. 4.
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Rezone
Panchal

2.8.7 Enhanced Review Criteria

When reviewing and making decisions on zoning map amendments labeled “ER” in Table 2.8.3.A, the Planning Commission:

• May recommend approval where the commission finds:

The proposed district(s) contribute 

to establishing an orderly transition 

of intensity with the broader place 

type by: 

I) Where the subject property is 

within a center and corridor 

placetype ensuring higher intensity 

zones are generally interior to the 

placetype to provide an orderly 

transition between the center and 

edge of the placetype. 

Yes. The proposed T5.1 district is the 

Highest-intensity transect allowed in 

the Neighborhood Center placetype 

and sits in the center of it. The adjacent 

HC zones are not compliant in 

Neighborhood Center or City Corridor 

placetypes. This rezone request is 

bringing the lot into compliance with 

the UDC.  

The subject property is surrounded by Highway Corridor zoned properties.  The HC zone is 

not an allowed zone in Neighborhood Centers or the City Corridor placetypes. 

Placetype

City Corridor

Placetype Description 

“Moderately-intense areas comprising housing, retail, commercial and civic services along 

regional highways. New development, redevelopment and infill will add compact mixed-

use or multi-tenant buildings with attractive signage and outdoor amenities. Access 

between sites will be prioritized through improved sidepaths, trails and front cross-access 

driving lanes. Streets will evolve to accommodate single-drivers, transit, and active 

transportation users traveling between City Centers and adjacent neighborhoods.” Rogers 

Future Land Use Placetypes, pg. 5.

Placetype

Neighborhood Center

Placetype Description 

“Neighborhood Centers are places for neighbors to gather, interact, and conveniently 

access services within a very short distance of most homes. They generally extend several 

hundred feet from key roadways. Developments cultivate a safe and inviting environment 

for non-drivers through elements such as enhanced streetscape design, dedicated facilities 

for active mobility, gathering spaces and active storefronts.” Rogers Future Land Use 

Placetypes, pg. 4.
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Rezone
Panchal

2.8.7 Enhanced Review Criteria

When reviewing and making decisions on zoning map amendments labeled “ER” in Table 2.8.3.A, the Planning Commission:

• May recommend approval where the commission finds:

The proposed 

district(s) is within 

one full transect of 

the most intense 

zone allowed on 

adjacent 

properties. 

Yes. T5.1 is the highest zone 

allowed in Neighbohood Center 

but the lowest zone allowed in 

City Corridor placetypes. The lot 

directly to the west is on 8th

street a major arterial, and can 

support T5.1 rezone. The lot to 

the south is in City Corridor and 

on 8th street and a higher T5 

zone is allowed on the propery.   

The FLUM anticipates this area transitioning away from the current special purpose HC 

zone and into the numbered transect scale. T5.1 is the highest allowed zone in 

Neighborhood center and the lowest allowed zone under standard review in the City 

Corridor. 

Placetype

City Corridor

Placetype Description 

“Moderately-intense areas comprising housing, retail, commercial and civic services along 

regional highways. New development, redevelopment and infill will add compact mixed-

use or multi-tenant buildings with attractive signage and outdoor amenities. Access 

between sites will be prioritized through improved sidepaths, trails and front cross-access 

driving lanes. Streets will evolve to accommodate single-drivers, transit, and active 

transportation users traveling between City Centers and adjacent neighborhoods.” Rogers 

Future Land Use Placetypes, pg. 5.

Placetype

Neighborhood Center

Placetype Description 

“Neighborhood Centers are places for neighbors to gather, interact, and conveniently 

access services within a very short distance of most homes. They generally extend several 

hundred feet from key roadways. Developments cultivate a safe and inviting environment 

for non-drivers through elements such as enhanced streetscape design, dedicated facilities 
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for active mobility, gathering spaces and active storefronts.” Rogers Future Land Use 

Placetypes, pg. 4.
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Rezone
Panchal

FLUM

Enhanced Review Conclusion

The proposed district(s) conform to the applicable 

requirements of this UDC.

The proposed district(s) are likely to implement the place 

type envisioned by the Future Land Use Map.

The proposed district(s) contribute to establishing an 

orderly transition of intensity with the broader place type 

by: 

I) Where the subject property is within a center and 

corridor placetype ensuring higher intensity zones are 

generally interior to the placetype to provide an orderly 

transition between the center and edge of the placetype. 

The proposed district(s) is within one full transect of the 

most intense zone allowed on adjacent properties. 

Staff finds that the proposed rezoning from I-1 to T5.1 is consistent with the Unified 

Development Code, implements the Future Land Use Map’s City Corridor placetype, and 

establishes an orderly and logical transition of development intensity. The request aligns 

with the FLUM, respects adjacent neighborhood-scale development, and supports the 

planned progression of intensity toward the middle of the Neighborhood Center. As such, 

staff finds the request to be appropriate for this location.

Placetype

City Corridor

Placetype Description 

“Moderately-intense areas comprising housing, retail, commercial and civic services along 

regional highways. New development, redevelopment and infill will add compact mixed-

use or multi-tenant buildings with attractive signage and outdoor amenities. Access 

between sites will be prioritized through improved sidepaths, trails and front cross-access 

driving lanes. Streets will evolve to accommodate single-drivers, transit, and active 

transportation users traveling between City Centers and adjacent neighborhoods.” Rogers 

Future Land Use Placetypes, pg. 5.

Placetype

Neighborhood Center

Placetype Description 

“Neighborhood Centers are places for neighbors to gather, interact, and conveniently 

access services within a very short distance of most homes. They generally extend several 

hundred feet from key roadways. Developments cultivate a safe and inviting environment 
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for non-drivers through elements such as enhanced streetscape design, dedicated facilities 

for active mobility, gathering spaces and active storefronts.” Rogers Future Land Use 

Placetypes, pg. 4.
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Uses Allowed in T5.1 vs I-1

• T5.1: All residential building types, mixed-use buildings, and most commercial/service uses (office, retail, eating and drinking, healthcare, lodging, artisanal and 

technology industry, auto service, etc.). Live-work buildings and heavy/industrial uses are not permitted.

• I-1: Residential uses, mixed-use buildings, and most commercial/service uses (office, retail, eating and drinking, healthcare, lodging, artisanal and technology 

industry, auto service, etc.) and it includes freight, logistics, storage and transportation uses.

Use Standards in T5.1

• Town houses: courtyard/terrace design or street frontage on the Master Street Plan; garages rear- or side-loaded.

• Apartment Houses (and other ground-level multi-unit residential): walk-to units within the build-to area, each with its own street entrance. 

• Auto service: prohibited on corner lots (except HC/I-1); vehicle bays oriented away from the street.

This slide notes the allowed use changes between I-1 and T5.1

Placetype

City Corridor

Placetype Description 

“Moderately-intense areas comprising housing, retail, commercial and civic services along 

regional highways. New development, redevelopment and infill will add compact mixed-

use or multi-tenant buildings with attractive signage and outdoor amenities. Access 

between sites will be prioritized through improved sidepaths, trails and front cross-access 

driving lanes. Streets will evolve to accommodate single-drivers, transit, and active 

transportation users traveling between City Centers and adjacent neighborhoods.” Rogers 

Future Land Use Placetypes, pg. 5.

Placetype

Neighborhood Center

Placetype Description 

“Neighborhood Centers are places for neighbors to gather, interact, and conveniently 

access services within a very short distance of most homes. They generally extend several 

hundred feet from key roadways. Developments cultivate a safe and inviting environment 

for non-drivers through elements such as enhanced streetscape design, dedicated facilities 

for active mobility, gathering spaces and active storefronts.” Rogers Future Land Use 

Placetypes, pg. 4.
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Selected Zone Standards in T5.1 vs I-1

This slide depicts the differences between the I-1 and T5.1 zoning. The rezone will have a 

decrease in max building height, decrease in interior and exterior yard setbacks and an 

increase in building/impervious surface coverage. 

Placetype

City Corridor

Placetype Description 

“Moderately-intense areas comprising housing, retail, commercial and civic services along 

regional highways. New development, redevelopment and infill will add compact mixed-

use or multi-tenant buildings with attractive signage and outdoor amenities. Access 

between sites will be prioritized through improved sidepaths, trails and front cross-access 

driving lanes. Streets will evolve to accommodate single-drivers, transit, and active 

transportation users traveling between City Centers and adjacent neighborhoods.” Rogers 

Future Land Use Placetypes, pg. 5.

Placetype

Neighborhood Center

Placetype Description 

“Neighborhood Centers are places for neighbors to gather, interact, and conveniently 

access services within a very short distance of most homes. They generally extend several 

hundred feet from key roadways. Developments cultivate a safe and inviting environment 

for non-drivers through elements such as enhanced streetscape design, dedicated facilities 

for active mobility, gathering spaces and active storefronts.” Rogers Future Land Use 

Placetypes, pg. 4.
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APPROVE
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PUBLIC INPUT: 

Staff has not received input from the public.

RECOMMENDATIONS: 

Staff recommends approval of this request. 

2.8.8 Planning Commission

2.8.8.2 Enhanced Review Districts

The Director shall place applications for enhanced review districts on the regular agenda and the 

Commission shall hold a separate public hearing.

Possible Planning Commission Motions for Standard Review:

• Recommend approval or denial. Either motion is deemed to pass when a majority of the quorum 

present vote in favor; or

• Table the request to a date certain not to exceed 60 days for more information. Such a motion 

requires a majority of the quorum present to pass; or

• Dismiss the request and the applicant’s request. Such a motion requires a majority of the 

quorum present to pass.
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Location
6253 S Mt. Hebron Rd.

Place Type
Neighborhood Center/Neighborhood Fabric

Zoning
T2 (Rural)

Proposed Zoning
T4.1 (Neighborhood Medium-Intensity) & T4.2 
(Neighborhood High-Intensity)

Representative
Bill Watkins
Watkins, Boyer, Gray & Curry - PLLC

Vicinity Map 

Staff: Amber Long, Planner (along@rogersar.gov)

GMD Investments
Rezone

Nature of the Request
The following request is for an amendment to the City of Rogers Unified Development Code 
Zoning Map, in accordance with Section 2.8 of the Rogers Unified Development Code. 

Request Details
• Proposal: The applicant is proposing to rezone ±10 acres from T2 to T4.1 & T4.2 in the 

Neighborhood Center (N-C) and Urban Neighborhood (U-NH) placetypes.
• Review Type: Standard/Enhanced
• Case Number: RZ26-00345
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Existing Conditions: 

Aerial Vicinity Map

GMD Investments

W Garrett Rd.

S 
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t. 
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SUBJECT 
PROPERTY

Location Description
The subject property is at the southeast corner of S Mt. Hebron Road and W Garrett Road, 
cater-corner to Mt. Hebron Park. The subject property is currently used for Living, in a 
Detached House. Surrounding properties are used for Living, in a Detached House (i.e. 
single-family residential) and Civic Space (i.e. public park). 

Parcels: 02-14174-230
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Zoning Exhibit: T2 to T4.1 & T4.2

SUBJECT 
PROPERTY

Rezone Request Summary

Existing 
Zoning Placetype(s)

T2 Neighborhood Center (N-C) 
Neighborhood Fabric (F-NH)

Proposed 
Zoning Placetype(s) Review Criteria Code 

Reference

T4.1
N-C Enhanced 

Review
UDC § 2.8.3.1 
UDC § 2.8.7

F-NH Standard 
Review

UDC § 2.8.7

T4.2
N-C Enhanced 

Review
UDC § 2.8.3.1 
UDC § 2.8.7

F-NH Enhanced 
Review

UDC § 2.8.6

SUBJECT 
PROPERTY

Proposed T4.2

Proposed 
T4.1

About the Future Land Use Map (FLUM)
The Future Land Use Map is an element of the Comprehensive Plan identifying placetypes 
that the Planning Commission and City Council have carefully considered and determined 
to be appropriate for the future growth of the City.

2.8.3 Relationship with Future Land Use Map
“Table 2.8.3.A Zoning Districts Allowed in Placetypes sets forth zoning districts that:
(A) Are likely to create the placetype envisioned by the Plan and thus conform to the 

Future Land Use Map. Such districts are subject to Standard Review.
(B) May create the placetype envisioned by the Plan and thus may conform to the Future 

Land Use Map. Such districts are subject to Standard Review and Enhanced Review.
(C) Will not create the placetype envisioned by the Plan and thus will not conform to the 

Future Land Use Map. Such districts will not be considered by the Planning Commission 
and City Council unless and until the Future Land Use Map and this UDC are amended 
accordingly,” (UDC 2.8.3).

2.8.3.1 Zoning Transition in Neighborhood Centers
“Neighborhood Centers may extend up to 660 feet or one block, whichever is less, from the 
designated intersection shown on the Master Street Plan and Future Land Use Map. When 
zoning map amendments are proposed in Neighborhood Centers adjacent to Suburban 
Neighborhood placetypes, the proposed zoning plan shall include two or more zones with 
the most intense zone located closer to the intersection. Zoning boundaries shall follow 
mid-block lines such as alleys or interior property lines rather than along streets,” (UDC 
2.8.3.1). 
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2.8.6 Standard Review Criteria
“When reviewing and making decisions on zoning map amendments labeled “SR” in 
Table 2.8.3.A, the Planning Commission shall recommend approval of the proposed district(s) 
where they conform to the applicable requirements of this UDC,” (UDC 2.8.6). 

2.8.7 Enhanced Review Criteria
“When reviewing and making decisions on zoning map amendments labeled “ER” in 
Table 2.8.3.A, the Planning Commission may recommend approval where the Commission 
finds the proposed district(s) conform to Sections 2.8.7.1.(A)-(E),” (UDC 2.8.7). 
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Existing Conditions: Zoning

GMD Investments

Existing Conditions: FLUM + MSP

SUBJECT 
PROPERTY

SUBJECT 
PROPERTY

Existing Conditions

T2

T3.1

T3.2

U-NH

F-NH

N-C

Rezone Request
Rezone from T2 to T4.1 to T4.2 in Neighborhood Center (N-C) and Neighborhood Fabric (F-NH). 

Placetype Descriptions
• Neighborhood Center (N-C): “Neighborhood Centers are places for neighbors to gather, interact, 

and conveniently access services within a very short distance of most homes. They generally 
extend several hundred feet from key roadways. Developments cultivate a safe and inviting 
environment for non-drivers through elements such as enhanced streetscape design, dedicated 
facilities for active mobility, gathering spaces, and active storefronts,” (Rogers Future Land Use 
Placetypes, pg. 4).

• Neighborhood Fabric (F-NH): “Neighborhood Fabric areas offer a diverse mix of housing options, 
ranging from single-family homes to small-scale multi-unit housing, neighborhood-scale parks, 
schools, and low impact retail and service establishments. These areas are constructed in an 
interconnected pattern of accessible streets and blocks for active transportation users of all ages 
and abilities. Neighborhood character is created through the style and type of housing and 
greenspace,” (Rogers Future Land Use Placetypes, pg. 6).

Zoning Summary 
• Current Zone (T2): “A low-intensity district intended primarily for suburban neighborhoods, 

neighborhood fabric, and downtown neighborhood placetypes where nonresidential uses are 
limited,” (UDC Section 4.2).

• Proposed Zone (T4.1): “A medium-intensity district intended primarily for neighborhood fabric, 
downtown neighborhood, and urban neighborhood placetypes where compatible nonresidential 
uses within walking distance of homes are allowed,” (UDC Section 4.2).

• Proposed Zone (T4.2): “A high-intensity district intended primarily for urban neighborhood 
placetypes where compatible nonresidential uses within walking distance of homes are 
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encouraged,” (UDC Section 4.2).
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Staff Analysis - 2.8.7 Enhanced Review Criteria
The Planning Commission may recommend approval where the commission finds:

The proposed districts are likely to implement the place 
type envisioned by the Future Land Use Map.

Conforms.
• Proposed zoning conforms to zoning arrangement for 

Neighborhood Centers:
o T4.2 is proposed closer to the intersection 
o T4.1 is proposed closer to the adjacent 

neighborhoods. 
• T4 zones support compact, pedestrian-oriented 

development; ideal near trails and parks.
• T4.2 permits small-scale services with active storefronts, 

gathering spaces, and compact residential developments. 
• T4.1 permits a range of residential building types, civic 

uses, and mixed-use buildings. 
Existing Conditions: FLUM + MSP

SUBJECT 
PROPERTY

SUBJECT 
PROPERTY

Staff Analysis 
The proposed districts T4.1 and T4.2 implement the Neighborhood Center placetype as 
envisioned by the Future Land Use Map (FLUM). 

The ideal Neighborhood Center should extend several feet from the intersection of two 
major streets (i.e. collector or arterial), and it should include small-scale services with 
active storefronts, gathering spaces, and compact residential developments. Its design 
should prioritize convenient access for non-drivers to recreate and complete essential daily 
activities. The more intensive commercial, mixed-use, or residential developments should 
be located closer to the intersection, with lower-intensity residential uses located at the 
edges.    

The applicant’s zoning exhibit conforms to this vision. The exhibit shows the more-intensive 
T4.2 zone closer to the intersection. This arrangement fulfills the requirements of UDC 
Section 2.8.3.1, which calls for a primarily residential zone such as T4.1 to be closer to 
adjacent Neighborhood Fabric and Urban Neighborhood areas. The proposed T4 districts 
enable the compact and pedestrian-oriented development preferred in this placetype. T4.2 
permits commercial uses that are generally compatible with neighborhoods: schools, 
churches, government buildings, offices, personal or professional services, retail, and 
restaurants. Like T4.2, T4.1 allows detached homes, duplexes, apartment houses, 
townhomes, and mixed-use buildings—allowing medium-intensity residential and mixed-
use developments within walking distance of everyday services and community resources. 
Drive-throughs are prohibited to ensure that commercial uses in this location are inviting 
for pedestrians and cyclists. 

5Page 52 of 63



Rezone
GMD Investments

Staff Analysis - 2.8.7 Enhanced Review Criteria
The Planning Commission may recommend approval where the commission finds:

Existing Conditions: FLUM + MSP

The proposed districts contributes to establishing an orderly 
transition of intensity within the broader placetype by: 

I) Where the subject property is within a center and corridor 
placetype, ensuring higher intensity zones are generally 
interior to the placetype to provide an orderly transition 
between the center and edge of the placetype.

Conforms.
• T4.2 is proposed adjacent to the intersection. 
• T4.1 is proposed adjacent to urban neighborhood, across 

from F-NH. 

SUBJECT 
PROPERTYSUBJECT 
PROPERTY

Proposed T4.2

Proposed 
T4.1

Staff Analysis
The proposed zones contribute to an orderly transition of intensity within the broader 
placetype. Per UDC Section 2.8.3.1, when requested with T4.1, T4.2 should be located 
closer to the intersection to direct the more intensive development away from adjacent 
neighborhood areas. The applicant’s zoning exhibit reflects this arrangement.  
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Staff Analysis - 2.8.7 Enhanced Review Criteria
The Planning Commission may recommend approval where the commission finds:

The proposed districts are within one full transect of the 
most intense zone allowed on adjacent properties. 

Conforms.
• T4.2 is the most intense zone allowed in F-NH. 
• T5.1 is the most intense zoning district allowed in U-NH 

and N-C.

Existing Conditions: FLUM + MSP

SUBJECT 
PROPERTYThe proposed districts conform to the applicable 

requirements of this UDC.

Conforms.

U-NH Max. 
Zoning: T5.1

F-NH Max. 
Zoning: 

T4.2

N-C Max. 
Zoning: T5.1

Staff Analysis
The requested zones are within one full transect of the most intense zone allowed on all 
adjacent properties. The adjacent properties north and south of W Garrett Road are in the 
Neighborhood Center, Urban Neighborhood, and Neighborhood Fabric placetypes. T4.2 is 
the most intense zone allowed in Neighborhood Fabric and the second-most intense zone 
allowed in Urban Neighborhoods and Neighborhood Centers. Notably, T4.1 is permitted by 
standard review in Neighborhood Fabric and Urban Neighborhood, as it is considered 
generally appropriate throughout those placetypes. The subject property is separated from 
the properties at the southwest corner of the intersection by a 3-lane road, which exempts 
this adjacency from the requirement to be within one full transect. 

The subject property and the proposed districts conform to all applicable requirements in 
the UDC. 
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Selected Zone Standards from Table 4.5.A 

Zoning District Permitted Uses

T4.1

Detached house, cottage house, attached 
house, duplex, multi-unit house*, town 
house, apartment house*, live-work 
building*, agriculture, civic spaces, parking

T4.2

Detached house, cottage house, attached 
house, duplex, multi-unit house*, town 
house, apartment house*, live-work 
building*, mixed-use building, agriculture, 
civic spaces, community services*, office, 
personal or professional services, eating and 
drinking*, lodging, parking, and retail*

Uses permitted with standards are marked with an asterisk (*). See 
staff report notes section for more information.

Principal Use Standards from Table 4.6.A and 4.7 

Zoning Standards 
The slide above includes select building disposition, contextual development, and use 
standards for T4.1 and T4.2.  

Applicable Use Standards 
• Multi-unit houses (UDC 4.7.1.7) - permitted only when consistent in scale with the 

two nearest residential buildings on the same block face. 
• Apartment Houses (UDC 4.7.1.9) - permitted when located on lots with frontage on 

an arterial or collector street on the Master Street Plan, in a Center placetype, or when 
abutting or across the street from a public park. 

• Live-Work Buildings (UDC 4.7.1.10) – the nonresidential uses allowed are limited to 
those allowed in T4.2.

• Mixed-Use Buildings (UDC 4.7.1.11) - nonresidential uses allowed are the same as 
those allowed in the zone of the subject property.

• Community Services (UDC 4.7.4) - intensive services are prohibited in T4 in all cases. 
• Eating and Drinking (UDC 4.7.7)/Retail (UDC 4.7.10) – in T4.2, such uses are allowed 

on the ground floor of a mixed-use building. Such uses are only allowed in a single-
purpose building where: 1) Located within 660 feet or one block, whichever is less, of 
the intersection of two streets each being a collector or an arterial; and 2) They do not 
have a drive-through.
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Staff Analysis Conclusion- 2.8.7 Enhanced Review

The proposed district(s) conform to the applicable requirements of this 
UDC.

The proposed district(s) are likely to implement the place type 
envisioned by the Future Land Use Map.

The proposed district(s) contribute to establishing an orderly transition 
of intensity with the broader place type by: 

I) Where the subject property is within a center and corridor placetype 
ensuring higher intensity zones are generally interior to the placetype to 
provide an orderly transition between the center and edge of the 
placetype. 

The proposed district(s) is within one full transect of the most intense 
zone allowed on adjacent properties. 

Staff Analysis - Conclusion
Staff finds the request to rezone from T2 to T4.2 and T4.1 appropriate at this location. Staff 
recommends approval of this request. 
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SUBJECT 
PROPERTY

SUBJECT 
PROPERTY

PUBLIC INPUT: 
Staff received one email and one phone call requesting general information. Staff has also 
received one email voicing concerns related to potential increases in density, traffic, 
speeding and sight-line obstruction.

RECOMMENDATIONS: 
Staff recommends approval of this request. 

2.8.8 Planning Commission
2.8.8.2 Enhanced Review Districts
The Director shall place applications for enhanced review districts on the regular agenda 
and the Commission shall hold a separate public hearing.

Possible Planning Commission Motions for Standard Review:
• Recommend approval or denial. Either motion is deemed to pass when a majority of the 

quorum present vote in favor; or
• Table the request to a date certain not to exceed 60 days for more information. Such a 

motion requires a majority of the quorum present to pass; or
• Dismiss the request and the applicant’s request. Such a motion requires a majority of the 

quorum present to pass.
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