CITY OF SILOAM SPRINGS PLANNING COMMISSION
Tuesday, March 10, 2020 at 5:30 p.m.
City Administration Building
400 N. Broadway
AGENDA
I.

Planning Commission

A.
B.
C.
D.

Call to Order
Roll Call
Approval of Minutes of the meeting of February 11, 2020
Code Amendment
1.

Update to the Zoning Code, Chapter 102
Presenter: Ben Rhoads, AICP Senior Planner
To the Board on April 7, 2020

E. Development Permit Approval
1.

Special Use Permit, SU20-01
403 Hwy. 412 West
Owner: Jose O & Sonia E. Sibrian
Agent: Jacob Frese & Civil Engineering Inc., - Ron Homeyer, PE
To the Board on April 7, 2020

2.

Special Use Permit, SU20-02
300 Block of N. Progress Ave.
Owner: Lykins Leasing
Agent: Civil Engineering Inc., - Ron Homeyer, PE
To the Board on April 7, 2020

3.

Final Plat Development Permit, FP20-01
3897 E. Kenwood St.
Owner: Siloam Springs Housing Partners, LP
Agent: Crafton Tull – Taylor Lindley, E.I.
To the Board on March 17, 2020

4.

Final Plat Development Permit, FP20-02
21400 Block of Davidson Rd.
Owners: The Kenney Revocable Trust and Linda Kay Busse
Agent: Tim West, PLS
To the Board on April 7, 2020

F. Plan Amendment
1.

Master Street Plan Update
Presenter: Justin Bland, PE
To the Board on March 17, 2020

G. Adjournment

MINUTES OF THE REGULAR MEETING
OF THE PLANNING COMMISSION OF THE
CITY OF SILOAM SPRINGS, BENTON COUNTY, ARKANSAS
FEBRUARY 11th, 2020
The Planning Commission of the City of Siloam Springs, Benton County, Arkansas, met in regular
session at the City Administration Building on February 11th, 2020.
The meeting was called to order by Chairman Colvin.
Roll Call: Montgomery, Salley, McKinney, Smith, Driscoll, Colvin - Present. Song - Absent.
Present City Staff: Permit Technician Brian Phillips, Senior City Planner, Ben Rhoads; City
Engineer, Justin Bland; and City Attorney, Jay Williams; all present.
A copy of the January 14th, 2020, minutes had previously been given to each Commissioner. A
motion was made by Smith and seconded by Driscoll to accept the minutes. A voice vote was taken
on the pending motion. Motion passed unanimously.
Item D1. Rezone Development Permit, RZ20-01, 700 to 1000 Block of Hwy. 16 South. Ben Rhoads
briefed the item. Staff recommended approval. Salley made a motion to approve the item and
seconded by Driscoll. Motion passed unanimously. The item will go to the Board of Directors on
March 3, 2020.
Item D2. Significant Development Permit, SD20-01, 3600 South Lincoln Street. Ben briefed the
item. Staff recommended approval. Driscoll made a motion to approve the item and seconded by
McKinney. Motion passed unanimously. The item will go to the Board of Directors on March 3,
2020.
Item E1. Code Update to Chapter 54 (Land Use Code). Ben briefed the item. Following discussion by
the commission, a motion to approve the item was made by Smith and seconded by McKinney.
Motion passed unanimously. The item will go to the Board of Directors on March 3, 2020.
Item E2. Code Update to Chapter 102 (Zoning Code). Ben Rhoads briefed the item. Following
discussion by the commission, a motion to approve was made by Smith and seconded by Driscoll.
Motion passed unanimously. The item will go to the Board of Directors on March 3, 2020.
There being no further business, a Motion was made by Driscoll and seconded by McKinney to
adjourn. A Voice Vote was called. Motion passed unanimously. Meeting Adjourned.

ATTEST:

APPROVED:

_________________________
Renea Ellis, City Clerk

______________________________
Todd Colvin, Chairman

(SEAL)

PLANNING COMMISSION STAFF REPORT
TO:
FROM:
Cc:
DATE:
RE:

Planning Commission
Ben Rhoads, AICP, Senior Planner
Don Clark, Community Development Director
February 24, 2020
Amending Zoning Code for Drive Through Aisles

Recommendation: Approval of the Code change.
Background: In late August 2019, staff was asked to investigate a potential change to the City’s
Zoning Code with respect to drive through aisles. Upon investigation of the Code, it was determined that
this aspect of commercial development is essentially unregulated. The need to address this lapse came to
light when reviewing a recently denied variance for a side green space buffer for the Taco Jake’s
restaurant located at 403 U.S. Hwy. 412 W. A subsequent variance application was filed by the applicant
to allow for narrower lane surface, however this application was ultimately withdrawn by the applicant
on September 12, 2019 due to the applicant wishing to wait for a staff proposed ordinance which
directly addresses the aisle width, potentially rendering the variance moot.
After review and recommendation of approval by the Planning Commission, the Code amendment,
ordinance 19-25, was presented to the Board of Directors on October 15, 2019, it passed its first reading.
On November 5, 2019, City staff recalled the ordinance in order to allow staff to address use regulations
related to drive through uses before addressing the siting and design regulations. This was the result of
extensive public comment at the November 5th meeting comprising concerns on the use impacts on
abutting residential land uses.
City staff called a special-called meeting of the Planning Commission on November 18, 2019 to
specifically consider a new ordinance to approve Code amendments related to requiring drive through
uses to obtain a special use development permit when these uses are on lots which abut (touch) an ‘R’
zone district. This is changing the drive through use from a use by right, to one requiring special review.
The Planning Commission recommended to approve the Code change at the Nov. 18th meeting. This
ordinance was ultimately adopted by the Board of Directors on January 7, 2020, going into effect 30
days after its publication in the local paper, approximately February 12.
The City staff is presently prepared to present a revised version of the original ordinance addressing
drive through the siting and design. The key issue with the establishment of a drive through service at
the said restaurant is that the building is positioned in such a manner as to create a limited area for a new
drive aisle and greenspace at the southwestern corner of the building. Upon close inspection of the
zoning definitions in Chapter 102-1, there are no definitions specifically for a drive through aisle,
although there is one for a driveway. Staff has determined that it is problematic to apply the driveway
Code standards to a drive aisle for a drive through because the definition of a driveway is not the same

as for a drive through aisle. Therefore, the minimum 15’ one-way driveway width is interpreted as being
improper in the case. It should be noted that staff’s opinion on this matter has evolved upon further
examination and interpretation of the precise definitions within the Zoning Code; this is specifically why
staff is presenting the proposed ordinance to clarify this somewhat murky regulatory area.
In the fall of 2019, City staff reviewed Codes from various US cities to arrive at a general framework
from which to build new regulations. The regulations include a general definition of what a drive-thru or
drive through means; and standards for the drive surface treatment; width; stacking distance; interactions
with the street; lane markings; landscaping; parking; pick-up and order windows; and hours of
operation. Drilling down into these proposed regulations, some areas to highlight include that the
minimum drive width is 12 feet, however a lesser drive width is permissible in cases where there are
buildings over 20 years old that are 18 feet or less to the side property line. This provision is critical to
prevent the issues encountered with the said restaurant. Staff believes this provision will open older
commercial buildings to a potential conversion to a drive through service. Stacking distance is also a key
provision. When newer restaurants are opened, the communitywide excitement is evidenced by the
number of vehicles using the drive through aisle for orders. There have been two cases where traffic
stacked out into the main line of traffic on Hwy. 412, resulting in traffic disturbances to the general free
flow. The stacking distance provision aims to require a certain area of aisle space to wrap around the
building to reduce this condition. Lastly, landscaping, pick-up windows, and hours of operation changes
were made to attempt to mitigate some undesirable aspects, such as visual and noise impacts on
neighboring dwellings.
Since the original ordinance was withdrawn by staff on November 5, 2019, staff made the following
amendments to shore-up the Code for potential negative impacts associated with drive through uses
abutting residential properties. These amendments include:
• Updated “drive-thru”, to “drive through” to be more consistent with other code references.
• Under (9) Hours of Operation, increased the distance from the order window to a residential
structure from 100 to 200 feet.
• Added (10) Screening. Which states that drive throughs that do require a special use permit shall
construct a solid screen along the abutting residential property lines. The screen needs to obscure
light trespass generated by the drive through use.
The Code change was shared with a local engineer and restaurant owner and no objections were raised
at the meeting. A later revised version was shared with the same individuals through the technical
review process of a related special use permit for the said restaurant. Staff believes the proposed
regulations are harmonious with the other regulations found in the zoning code and they will not
commonly trigger additional variance requests.
Finally, there is a pending special use permit application for the said restaurant that will be reviewed
under these proposed regulations based on the pending ordinance doctrine. Staff is confident that these
regulations will be acceptable to the City due to their successful first reading on October 15, 2019 and
that the proposed changes further addresses the public concerns raised at the November 5, 2019 meeting.
Fiscal Impact: None anticipated at this time.
Attachments:
Attachment “A” – Redacted Code Document
Attachment “B” – Proposed Ordinance
Attachment “C” – Community Comments
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Attachment “A”
Chapter 102 of the City Code (“Zoning”) is hereby amended as follows (added terms are
underlined; deleted terms are struck-through):

Sec. 102-1. Definitions.
Drive through or drive-thru shall mean a vehicular lane(s) or aisle(s) provided to serve a drive through
retail or service use including the required drive through stacking area, area in front of the order and pickup windows, and the exit lane(s) or aisle(s) to a public street. A drive through lane shall not be considered
a driveway unless it also functions as a driveway as defined by this Code.
Sec. 102-77.1. Drive through lane design standards.
(1) Surface. The surface shall be paved with asphalt, concrete, or impervious paving, meeting load
standards as determined by the Administrator.
(2) Width. Drive through aisles shall be a minimum of 12 feet wide, however, if another driveway abuts
the drive through aisle, the width may be reduced to 10 feet. The minimum interior curve radius for a
drive through aisle shall be 10 feet. The drive through aisle shall be no more than 15 feet wide, unless the
drive aisle is used as part of an established driveway or parking lane. The lane aisle width is measured
along the drive surface from the front of the curb to the building or opposite curb. If there is no curb, the
width measurement is from the center of each dividing stripe or other form of demarcation. For existing
buildings that are 20 years or older and are 18 feet or less from the side property line and the drive
through aisle is adjacent to the same side property line, the drive through aisle width may be reduced to a
minimum of 10 feet wide if the pick-up window does not protrude more than one foot into the drive lane.
(3) Stacking Distance. Drive-up windows shall provide at least 100 feet of stacking space for each
facility, as measured from the service distribution window or unit to the entry point into the drive through
lane from the parking lot or street right-of-way. Non-food and/or non-beverage businesses may reduce the
stacking space to a minimum of 60 feet. No stacking space may occupy any portion of a public right-ofway.
(4) Intersection with the street. Each drive through entrance and exit, when accessing a public right-ofway, shall be subject to the driveway spacing standards in Section 102-78 of this Code. Exceptions may
be granted by the designated approving authority if meeting the spacing standards are impossible and the
drive through is located where it is most nearly consistent with the spacing requirements, or when drivethru pull-out spaces are provided.
(5) Lane markings and demarcation. Each entrance to an aisle and the direction of traffic flow shall be
clearly designated by signs and pavement markings. Pedestrian walkways that intersect the drive through
aisles shall be clearly visible and delineated by textured and painted paving.
(6) Landscaping. For drive through aisles that abut a green space buffer of six feet wide or greater,
shrubs measuring to a minimum three feet tall shall be planted at a rate of one shrub for every three linear
feet abutting the drive through aisle. Shrubs are to be of a variety designated by the landscaping code and
shall be planted on the green space strip that is opposite to the pick-up window, building, or terminating

service unit, if no-pick up window exists. This requirement shall take precedence over any other shrub
landscaping required for this designated area.
(7) Parking. The provision of drive through service facilities shall not justify a reduction in the number of
required off-street parking spaces for the accompanying use.
(8) Pick-up and Order Windows. Drive through windows shall be prohibited on the street frontage side of
a building. When a building is located on a corner lot, drive through windows shall be prohibited on the
side facing the larger or more heavily traveled street.
(9) Hours of Operation. Facilities utilizing an electronic speaker system and located on a site within 200
feet of any residential property (measured from the order window or station to the outer wall of the nearest
residential structure), hours of operation for the drive-up/drive-through service shall be limited from 7:00
a.m. to 10:00 p.m. daily. If the use is located greater than 200 feet from a residential use, or does not use an
electronic speaker system, then there are no restrictions on the hours of operation.
(10) Screening. Drive through uses requiring a special use permit shall construct a solid screen along
abutting property lines with a residential ‘R’ district. Solid screening is to be constructed of opaque,
material which obscures light trespass to the residential property from vehicles utilizing the drive through
use.
###
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ORDINANCE NO. 20 - XX

AN ORDINANCE AMENDING CHAPTER 102 (ZONING
CODE) OF THE SILOAM SPRINGS MUNICIPAL CODE
WITH RESPECT TO DRIVE THROUGH AISLES.

Whereas, there are presently no specific provisions for drive through aisles in the
Siloam Springs Municipal Code; and
Whereas, the absence of said provisions causes certain practical difficulties in site
design, development, and accessibility for businesses utilizing them; and
Whereas, City staff has observed Code issues complicating development permit
administration with respect to drive through aisles due to the lack of guidance and uniform
standards; and
Whereas, based upon feedback received and the review of practices in other cities,
staff believes the proposed changes simplify the development process and increase the
efficiency of site plan reviews and approvals; and
Whereas, a public hearing on the proposed changes was held on the 10th day of
March 2020, before the City of Siloam Springs Planning Commission, after proper notice
required by law; and
Whereas, after receiving comments from staff and the public, and due consideration
of the proposed revisions, a motion recommending approval of the zoning code amendments
was passed by the Planning Commission; and
Whereas, the following amendments to the zoning code use code are hereby found to
be in the best interests of public safety, and of the City’s aesthetic appearance, and of the
orderly growth and economic well-being of the City; Now Therefore:
Be It Enacted, by the Board of Directors of the City of Siloam Springs, as follows:
Section 1. Amendment. Article I, Chapter 102 of the Siloam Springs Municipal Code is
hereby amended by the addition of the following definition to Section 102-1:
Drive-through or Drive-thru shall mean a vehicular lane(s) or aisle(s) provided to
serve a drive-thru retail or service use including the required drive-through stacking
area, area in front of the order and pick-up windows, and the exit lane(s) or aisle(s)
to a public street. A drive-through lane shall not be considered a driveway unless it
also functions as a driveway as defined by this Code.
Section 2. Amendment. Article V, Chapter 102, of the Siloam Springs Municipal Code
is hereby amended by the addition of the following provision:

Sec. 102-77.1. Drive through lane design standards.
(1) Surface. The surface shall be paved with asphalt, concrete, or impervious paving,
meeting load standards as determined by the Administrator.
(2) Width. Drive through aisles shall be a minimum of 12 feet wide, however, if
another driveway abuts the drive through aisle, the width may be reduced to 10 feet.
The minimum interior curve radius for a drive through aisle shall be 10 feet. The
drive through aisle shall be no more than 15 feet wide, unless the drive aisle is used
as part of an established driveway or parking lane. The lane aisle width is measured
along the drive surface from the front of the curb to the building or opposite curb. If
there is no curb, the width measurement is from the center of each dividing stripe or
other form of demarcation. For existing buildings that are 20 years or older and are
18 feet or less from the side property line and the drive through aisle is adjacent to
the same side property line, the drive through aisle width may be reduced to a
minimum of 10 feet wide if the pick-up window does not protrude more than one
foot into the drive lane.
(3) Stacking Distance. Drive-up windows shall provide at least 100 feet of stacking
space for each facility, as measured from the service distribution window or unit to
the entry point into the drive through lane from the parking lot or street right-of-way.
Non-food and/or non-beverage businesses may reduce the stacking space to a
minimum of 60 feet. No stacking space may occupy any portion of a public right-ofway.
(4) Intersection with the street. Each drive through entrance and exit, when
accessing a public right-of-way, shall be subject to the driveway spacing standards in
Section 102-78 of this Code. Exceptions may be granted by the designated approving
authority if meeting the spacing standards are impossible and the drive through is
located where it is most nearly consistent with the spacing requirements, or when
drive-thru pull-out spaces are provided.
(5) Lane markings and demarcation. Each entrance to an aisle and the direction of
traffic flow shall be clearly designated by signs and pavement markings. Pedestrian
walkways that intersect the drive through aisles shall be clearly visible and
delineated by textured and painted paving.
(6) Landscaping. For drive through aisles that abut a green space buffer of six feet
wide or greater, shrubs measuring to a minimum three feet tall shall be planted at a
rate of one shrub for every three linear feet abutting the drive through aisle. Shrubs
are to be of a variety designated by the landscaping code and shall be planted on the
green space strip that is opposite to the pick-up window, building, or terminating
service unit, if no-pick up window exists. This requirement shall take precedence
over any other shrub landscaping required for this designated area.
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(7) Parking. The provision of drive through service facilities shall not justify a
reduction in the number of required off-street parking spaces for the accompanying
use.
(8) Pick-up and Order Windows. Drive through windows shall be prohibited on the
street frontage side of a building. When a building is located on a corner lot, drive
through windows shall be prohibited on the side facing the larger or more heavily
traveled street.
(9) Hours of Operation. Facilities utilizing an electronic speaker system and located
on a site within 200 feet of any residential property (measured from the order
window or station to the outer wall of the nearest residential structure), hours of
operation for the drive-up/drive-through service shall be limited from 7:00 a.m. to
10:00 p.m. daily. If the use is located greater than 200 feet from a residential use, or
does not use an electronic speaker system, then there are no restrictions on the hours
of operation.
(10) Screening. Drive through uses requiring a special use permit shall construct a
solid screen along abutting property lines with a residential ‘R’ district. Solid
screening is to be constructed of opaque, material which obscures light trespass to
the residential property from vehicles utilizing the drive through use.
(Those sections of Chapter 102 not specifically referenced herein remain unchanged and are
omitted for brevity.)
Section 3. Administrative corrections. The city attorney is hereby authorized to make
grammatical and stylistic corrections to this ordinance that do not affect the substance of
any rule.
Section 4. Repealer and severability. Prior Ordinances in conflict with the provisions
enacted herein are repealed to the extent of the conflict. If any provision of a section of
this Ordinance or the application thereof to any person or circumstances is held invalid by
a court of competent jurisdiction, the invalidity does not affect the provisions or
applications of the section or related sections which can be given effect without the
invalid provision or application, and to this end the provisions are severable.

Ordained and Enacted this ______ day of _________________________, 2020.

Attest:

Approved:

___________________________
Renea Ellis, City Clerk

_________________________
John Mark Turner, Mayor

(SEAL)
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From:
To:
Subject:
Date:

wasson@cox-internet.com
Ben Rhoads
_EXTERNAL_Ordinance Amending Chapter 102 (Zoning Code) of with Respect to Drive Through Aisles
Friday, February 28, 2020 3:22:27 PM

Ben,
I oppose the following provision in the proposed ordinance:
“For existing buildings that are 20 years or older and are 18 feet or less from
the side property line and the drive through aisle is adjacent to the same side
property line, the drive through aisle width may be reduced to a minimum of
10 feet wide if the pick-us window does not protrude more than one foot into
the drive lane.”
First, this provision is irrational and unfair. There is no reason to treat property owners with
buildings 20 years old or more differently than property owners with a building less than 20
years old, assuming they all fall within the same zoning and use categories. It violates the
federal and state constitutions.
Second, safety, rather than revenue, should be of paramount importance. The staff memo
regarding the proposed ordinance states:
“ This provision is critical to prevent the issues encountered with the
aforementioned restaurant [Taco Jake’s]. Staff believes this provision will
open up commercial buildings that could be converted to restaurants.”
This begs the question whether increasing the number of buildings that could be retrofitted
to accommodate a drive thru use is desirable if the result is to permit drive-thru businesses
that are unsafe. People avoid situations where they feel unsafe, whether in a vehicle or
afoot. The size and shape of a lot, as well as the presence and placement of existing
structures on the lot, are factors that determine whether a drive thru use would be safe and
convenient.
In addition to removing the provision cited above, an ordinance requiring a special use
permit for drive thru businesses on lots or parcels containing existing structures should be
sent to the Planning Commission.
Thank you for your consideration.
Carla Wasson, Attorney at Law
P.O. Box 1188
Siloam Springs, AR 72761
(479) 238-1800
Privacy Notice
This email, including any attachments, contains information intended only for the use of the
individual or entity to which it is addressed and may contain information that is privileged
and/or confidential or is otherwise protected by law. If you are not the intended recipient or

agent or an employee responsible for delivering the communication to the intended
recipient, you are hereby notified that any review, use, disclosure, copying and/or
distribution of its contents is prohibited. If you have received this email in error, please
notify me immediately by reply to sender only and destroy the original.

_This message is from an EXTERNAL source. Please consider CAREFULLY before clicking
any links_

PLANNING COMMISSION STAFF REPORT
TO:
FROM:
Cc:
DATE:
RE:

Planning Commission
Ben Rhoads, AICP, Senior Planner
Justin Bland, PE, City Engineer
Don Clark, Community Development Director
March 2, 2020
Special Use Development Permit, SU20-01 / 403 Hwy. 412 W.

Recommendation: Denial of SU20-01 (Special Use Development Permit).
However, if the Planning Commission wishes to approve SU20-01, staff recommends with the
following conditions:
1.) The applicant shall construct a new, or modify the existing, privacy fence, which obscures
vehicular light trespass, on the northern boundary lines prior to the final inspection issuance.
2.) The applicant shall execute access easements with the property located at 399 Hwy. 412 W.,
and 315 Hwy. 412 W. to allow for safe bi-directional travel from Hwy. 412 to the parking
lot north of the existing building on the subject property, prior to customer use of the drive
through service.
3.) The applicant, and future property owners, shall be prohibited from installing a speaker box,
or similar electronic speaker apparatus, on the subject property.
4.) The special use permit shall fully comply with the pending ordinance, subject to its
adoption, for drive through lane regulations upon final inspection issuance.
5.) The applicant shall stripe the boundary between the rear parking area and the drive through
aisle and install striping and signage to correctly direct customers to the correct areas, prior
to final inspection issuance.
6.) The applicant shall modify all existing exterior lighting to include shielding, with full cutoff
style, meeting the lighting regulations in the City Code, prior to final inspection issuance.
Section A: Background:
A-1) APPLICATION REVIEW DATES
Planning Commission review:
March 10, 2020
Board of Directors review:
April 7, 2020
A-2) APPLICANT AND AGENT
Applicant/Owner: Jose O. and Sonia E. Sibrian & Jacob Frese
Agent: Civil Engineering, Inc. – Ron Homeyer, P.E.

A-3)

SUBJECT PROPERTY ADDRESS
403 Hwy. 412 W.

A-4)

PROJECT INTENT
The applicant requests to alter a restaurant to utilizes a drive through service. Per City
Code, these uses require a special use application when the lot on which abuts a residential
‘R’ zone of any intensity.

A-5) EXISTING LAND USES AND ZONING
EXISTING LAND USE
Roadway Commercial – Restaurant
PROPOSED LAND USE
Drive through use
SURROUNDING LAND USE
North: Residential, single-family
South: Vacant
East:
Roadway Commercial – Grocery
West:
Roadway Commercial

EXISTING ZONING
C-2 District (Roadway commercial)
PROPOSED ZONING
N/A
SURROUNDING ZONING
North: R-2 District (Residential, medium)
South: C-2 District (Roadway commercial)
East:
C-2 District (Roadway commercial)
West:
C-2 District (Roadway commercial)

Figure A-5 (1): General Area Map
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Figure A-5 (2): Site View

Figure A-5 (3): Site View Overhead
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Section B: Site Analysis
B-1) PROJECT ANALYSIS AND APPROVAL CRITERIA
The following criteria are shown to indicate if this proposal meets the minimum criteria for
approval. Criteria I-II is a subsection of Sec. 102-53 (land use) and subsection 102-53 (lot
standards limited) of the Municipal Code; Criterion III is Sec. 54-36.
I.

ZONING USE UNIT CONSISTENCY
Planned Uses
The subject proposal is consistent with a small to medium impact commercial or
office use associated with Use Unit 9 or 15, depending on the total number of trip
ends. Both use units are permitted in C-2 District.
Special uses
A special use permit is required for the drive through function as required by Code
Section 102-88, which states the following:
Development permits for a drive-through business on a lot or parcel that is
abutting a residential “R” zone district are subject to the special use permit
procedures of chapter 54 of this Code, and shall not be issued except upon
authorization of the board of directors given after advice of the planning
commission.

II.

LOT STANDARDS CONSISTENCY
The minimum C-2 zone standards are compared with the subject property’s lot below:
MINIMUM (C-2) ZONING
REQUIREMENTS
(d) lot dimensions
(1) Lot Area: 8,000 sq. ft.
(2) Lot Width: 80 ft.
(3) Floor / area Ratio: 0.60 (maximum)
(4) Maximum Lot Coverage: 80 percent

3/4/20 P.N. 03-00257-000, SU20-01

SUBJECT PROPERTY PROPOSAL
17,424 square feet
Approx. 98 feet
10.93 %
77.23 %
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III.

LAND USE CODE REQUIREMENTS
According to the Land Use Code, a special use permit shall only be authorized when
the applicant has convincingly demonstrated that the proposed project:
a. Will not interfere with other owners’ reasonable peace and enjoyment of their
neighboring properties:
The applicant’s proposal of a drive through use is 128 feet from the nearest
residential structure, measuring from the drive through aisle to the
residential structure. When measuring from the order window, this
increased to approximately 168 feet. If this special use permit is authorized,
City staff has requested that the applicant repair or replace the existing
privacy fence on the north side of the lot to shield vehicle lights from the
windows of the nearby residential structure. Staff believes that the order
window, which will not contain an electronic speaker, is far enough away
from the residential structures to not pose a consistent impact to the
reasonable peace and enjoyment of their property. A condition is added to
ensure no electronic speaker box will be installed by the current, or future,
property owners. Finally, the applicant plans to install landscaping
consisting of shrubs in the greenspace abutting the proposed drive through
aisle. As of writing this report, the applicant failed to comply with the
screening requests in his application, however he verbally agreed to the
screening on February 28, 2020. A recommended approval condition is
included to address this if this permit is authorized.
b. Will not substantially damage any property value in the neighborhood:
The property is located along a major thoroughfare and is zoned
appropriately for commercial use, which includes the possibility of a drive
through use. Neighboring property values will likely remain stable by the
proposed special use.
c. Will be compatible with and respect the context of its location and the
character of the surrounding existing neighborhoods:
For this analysis, City staff considers the neighborhood the properties
within a 400-foot radius from the subject property. Within this designated
study area, staff finds that there are four drive through uses. These include
a car wash to the southeast (210 ft. from the order kiosk to the closest
abutting residential structure), a quick service restaurant to the west at the
corner of S. Elm St. and Hwy. 412 (no abutting residential use), a drive
through pharmacy located to the southwest (no abutting residential use),
and a donut shop to the east (225 feet from the closest residential structure
to the north). The proposed order/pick-up window is approximately 168
feet from the closest residential structure, measuring from the order
window to the structure. City staff finds that the proposed location is unique
compared to its peers in the general vicinity, due to its proximity to abutting
residential uses. Therefore, based on the distance to a residential structure
analysis, the proposed drive through use is considered out of character with
the surrounding neighborhood context. See the Figure B-1 (1) on pg. 6 of
this report.

3/4/20 P.N. 03-00257-000, SU20-01
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Figure B-1 (1)

d. Will not, whether by the nature of the use, or by the siting, height, or design of
structures or landscaping, tend to burden the present or future use of
neighboring properties in accordance with current zoning standards:
The northeastern corner of the building cannot support bi-directional, twoway traffic. This is an existing condition on the site, see Figure B-1 (2) on
page 7 of this report. The applicant proposes to segregate this drive from
the rear parking lot. The northeastern drive is proposed to be converted to
solely drive through use. Customers needing to park at the northern, rear
parking lot, will make use of a shared access easement burdening the
properties to the east, through a new drive connection. See the attached
site plan. With these two site functions separated, conflicts between
customers parking at the rear of the property and customers wishing to use
the drive through are eliminated. However, if authorized for approval, staff
is suggesting a condition based on the applicant’s ability to acquire the
needed access easements, from two property owners, before building
permit issuance. See Figure B-1 (2) on page 7 of this report and Figure B3 (1) on page 9 of this report.

3/4/20 P.N. 03-00257-000, SU20-01
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Figure B-1 (2)

e. Is adequately supported by infrastructure, including without limitation, water
and sewage systems, streets, parking, and drainage:
Water System
The facility is adequately serviced by a 2” water line to the northeast.
Sanitary Sewer System
The facility is adequately services by a 6” sewer line to the north.
Storm Sewer System
The facility meets current stormwater management practices, increased
paving will have minimal impact on stormwater run-off.
Parking
The parking lot for this business is proposed to be reconfigured to allow for
the drive through use. The reconfiguration adequately supports the required
parking for the shown restaurant needs. The restaurant is shown to have a
1,200 sq. ft. dining room, the applicant is providing 12 spaces, with an ADA
space.
f. Is consistent with sound planning of the city’s growth in terms of health, safety,
and convenience within the neighborhood and affected vicinity:
The proposal is indicative of unsound city planning. The proposal, as
presented, fails to meet good traffic management practices and fails to
adequately address impacts to the residential structures to the north of the
subject property.
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g. Promotes favorable economic conditions or public welfare within the city.
While the proposal will likely increase economic activity in the City by
providing new jobs and sales tax revenues, it appears to not meet the
minimum standards to promote favorable public welfare based on the traffic
flow concerns and the neighborhood context.
B-2)

COMPREHENSIVE PLAN CONSISTENCY
The 2030 Land Use Map describes this area as Commercial and Office. The proposed use
is consistent with the 2030 Land Use Map.

B-3)

STAFF DISCUSSION

General Summary
 A recent City Code change requires that drive through uses be permitted separately through
this special use application.
 The special use application allows for a higher level of scrutiny into the potential impacts
these uses may cause on neighboring residential uses. The intent is to reduce these impacts,
when possible, when employing the approval criteria listed in report section B-1 (III).
 The proposal is adding a drive through use for an existing quick service restaurant that is
presently closed for business. The proposal is to add a new 10-foot-wide drive aisle on the
west side of the building that is currently green space.
 There will be a single pick-up and order window on the southwest corner of the building,
facing to the west.
 The proposal expands the rear parking area and creates a new off-site drive connection to
the property to the east of the subject property. This effort separates the drive through use
from the rear parking use.
 In August, 2019, the applicant sought a variance from the Board of Adjustment to pave
within 1 foot of the west property line, encroaching into the 6-foot green space buffer by 5
feet. This variance was denied.
Traffic Flow and Parking
 The site utilizes an existing driveway at the southeast corner of the lot which then is
proposed to be converted exclusively into a drive through lane that will encircle the
building at the rear, utilizing a proposed paved aisle on the west side of the building.
 As analyzed in the approval criteria section of this report, this design separates the drive
through customers from those parking on-site so the two users are not to use the same
access points. Customers wishing to park behind the building will make use of a proposed
access easement burdening two properties to the east, see Figure B-3(1) on page 9 of this
report. The applicant states that “acquisition of access rights from the neighboring property
is contingent upon approval of this Special Use Permit.” However, the applicant did not go
into any particulars on the easement locations or the proposed traffic flow. To meet safe
traffic management standards, two separate easements will be required, one for ingress into
the parking lot (the furthest east) and a second for egress from the parking lot.
 City Engineering reviewed the parking and drive through aisle design and it appears to
meet City Codes, including the proposed Code detailed in this report, however the needed
traffic flow is confusing, at best, due to customers needing to travel substantially to the east
to gain access back to the rear of the facility. It has been found that the existing driveway
on the west side of parcel 03-00285-000 (to the east of the subject property) is 16.5 feet
wide, which is too narrow to accommodate safe bi-directional travel at peak times—
therefore, two access easements are needed, one for ingress and the other for egress. The
applicant cannot use the drive through aisle as an access to the rear parking lot because this
3/4/20 P.N. 03-00257-000, SU20-01
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would be within the 100 ft buffer required (proposed Code) from the pick-up window to
the nearest drive or parking aisle.
If this special use permit is authorized for approval, staff is suggesting a condition that
these access easements are acquired by the applicant. Failure to acquire these easements
will render the special use permit null and void due to failure to meet the condition.
The applicant has converted the angled parking at the front of the facility into an ADA
compliant parking stall, none presently exists on the site.
The front parking lot will be made more difficult for use due to the traffic existing the drive
through lane, however with the prolonging wait period at the sole service window, there
should be time to allow motorists to depart the site.
Figure B-3 (1)

Residential Impacts
 The areas City staff focuses on to limit residential impacts are light and sound emissions.
 Staff is suggesting, through condition, if this special use is approved, that the applicant be
responsible to construct or alter the rear privacy fence so that generated vehicular light is
obscured and no chinks are in the fence that would allow light from oncoming headlights
to shine into the windows of the houses north of the restaurant.
 Staff is suggesting, through condition, if this special use is approved, that the applicant, or
future property owners, not be permitted to install a speaker box. This was a concern raised
by a neighboring resident when the referenced variance application was under review. If
approved, the applicant does not intend to use a speaker system.
3/4/20 P.N. 03-00257-000, SU20-01
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Impact Mitigation
 As of writing this report, the applicant has verbally agreed to mitigate the light intrusion
along the north property line, however nothing has been presented in the attached proposal
to indicate this. If this special use permit is authorized for approval, staff is suggesting the
condition to address vehicular light trespass issues upon construction.
 The applicant complies with pending rules relating to planting shrubs along the greenspace
buffer that abuts the proposed drive through lane. The purpose of this is to provide a living
screen that will further deaden noise and light emissions by vehicles using the drive
through.
Pending Code Compliance Analysis
 Staff is applying the standards set forth in a pending ordinance pertaining to drive through
regulations which is scheduled for review on the same meeting dates as this special use
permit. Therefore, staff is analyzing this proposed use compared to the pending regulations.
 (1) Surface. The surface shall be paved with asphalt, concrete, or impervious paving,
meeting load standards as determined by the Administrator.
o The surface is proposed to be paved with either asphalt or concrete.
 (2) Width. Drive through aisles shall be a minimum of 12 feet wide, however, if another
driveway abuts the drive through aisle, the width may be reduced to 10 feet. The
minimum interior curve radius for a drive through aisle shall be 10 feet. The drive
through aisle shall be no more than 15 feet
wide, unless the drive aisle is used as part of an
Key Points:
established driveway or parking lane. The lane
• Drive through on the west
aisle width is measured along the drive surface
side of an existing
from the front of the curb to the building or
restaurant.
opposite curb. If there is no curb, the width
• Proposed drive through
measurement is from the center of each
regulations are applied to
dividing stripe or other form of demarcation.
this project.
For existing buildings that are 20 years or older
• The proposal causes issues
and are 18 feet or less from the side property
with rear parking ingress
line and the drive through aisle is adjacent to
and egress; two access
the same side property line, the drive through
easements are needed.
aisle width may be reduced to a minimum of 10
• Concerns with fitting in
feet wide if the pick-up window does not
with the neighborhood
protrude more than one foot into the drive lane.
context.
o The building is 13.2 feet from the side
• Inadequate information is
property line at the southwestern corner
provided on residential
and it is over 20 years old, therefore the
impact mitigation.
proposed drive width may be reduced to




10 feet. The proposed width is shown the
be 10 feet wide. The minimum interior curve radius is greater than 15 feet.
(3) Stacking Distance. Drive-up windows shall provide at least 100 feet of stacking
space for each facility, as measured from the service distribution window or unit to the
entry point into the drive through lane from the parking lot or street right-of-way. Nonfood and/or non-beverage businesses may reduce the stacking space to a minimum of 60
feet. No stacking space may occupy any portion of a public right-of-way.
o Based on the proposed vehicular path, the stacking distance is over 100 feet from
the pick-up/order window to the drive through aisle entrance at the southeast corner
of the building.
(4) Intersection with the street. Each drive through entrance and exit, when accessing a
public right-of-way, shall be subject to the driveway spacing standards in Section 102-78
of this Code. Exceptions may be granted by the designated approving authority if meeting
the spacing standards are impossible and the drive through is located where it is most
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nearly consistent with the spacing requirements, or when drive-thru pull-out spaces are
provided.
o The driveway connection to Hwy. 412 is existing, therefore this rule is not
considered with the proposal. There is only one entrance on Hwy. 412 and each
properly platted lot is guaranteed at least one drive entrance even if it does not meet
the correct spacing standards.
(5) Lane markings and demarcation. Each entrance to an aisle and the direction of traffic
flow shall be clearly designated by signs and pavement markings. Pedestrian walkways
that intersect the drive through aisles shall be clearly visible and delineated by textured
and painted paving.
o The lane markings are not indicated on the site plan, verification is required in the
field to ensure these regulations are followed if the project is constructed. If
approved, a condition is suggested that the proper lane striping is added and
customer wayfinding be included prior to the final inspection.
(6) Landscaping. For drive through aisles that abut a green space buffer of six feet wide
or greater, shrubs measuring to a minimum three feet tall shall be planted at a rate of one
shrub for every three linear feet abutting the drive through aisle. Shrubs are to be of a
variety designated by the landscaping code and shall be planted on the green space strip
that is opposite to the pick-up window, building, or terminating service unit, if no-pick up
window exists. This requirement shall take precedence over any other shrub landscaping
required for this designated area.
o The applicant has complied with this rule, see the attached site plan.
(7) Parking. The provision of drive through service facilities shall not justify a reduction
in the number of required off-street parking spaces for the accompanying use.
o Based on the information provided with the application, it appears that the parking
meets what is required based on the dining room size. The rear parking lot will be
expanded northwards.
(8) Pick-up and Order Windows. Drive through windows shall be prohibited on the street
frontage side of a building. When a building is located on a corner lot, drive through
windows shall be prohibited on the side facing the larger or more heavily traveled street.
o The application complies with this rule.
(9) Hours of Operation. Facilities utilizing an electronic speaker system and located on a
site within 200 feet of any residential property (measured from the order window or
station to the outer wall of the nearest residential structure), hours of operation for the
drive-up/drive-through service shall be limited from 7:00 a.m. to 10:00 p.m. daily. If the
use is located greater than 200 feet from a residential use, or does not use an electronic
speaker system, then there are no restrictions on the hours of operation.
o The application complies with this rule; no speaker system is planned.
(10) Screening. Drive through uses requiring a special use permit shall construct a solid
screen along abutting property lines with a residential ‘R’ district. Solid screening is to be
constructed of opaque, material which obscures light trespass to the residential property
from vehicles utilizing the drive through use.
o Upon inspection of the lighting, it appears that the existing privacy fence is
insufficient to meet this requirement. See the Figure B-3 (2) on page 12 of this
report. This is taken from the residential property to the subject property. If
approved, a condition is added to require that applicant shield all vehicular lighting
trespass to the neighboring properties to the north.
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Figure B-3 (2)

Photo Credit: Ms. Carla Wasson

According to written testimony brought about by the neighbor to the south, the
lighting “appeared when Mr. Frese [the applicant] opened Taco Jake’s in late 2018
to early 2019. They were not here previously.” Staff has confirmed that the lighting
is new as of April of 2018, therefore, if the application is approved, staff suggests
a condition that these lights must include the appropriate shielding to be full cutoff
style, meeting current Code regulations. The lighting appears to have been installed
after regulations were adopted in 2017.
Conditions and Staff Conclusions
 While the applicant has presented a proposal that meets proscriptive approval criteria, it is
staff’s opinion that the application falls short of fully satisfying all the approval criteria for
a special use permit and the pending drive through regulatory standards.
 In conclusion, staff believes the primary deficiencies are:
o Traffic interaction at the rear of the facility through two needed access easements
causes a convoluted solution to ingress and egress which may present wayfinding
problems with the general public,
o The proposed use’s proximity to two existing single-family residences renders an
incompatibility with the existing neighborhood context in terms of drive through
spacing from residential dwellings, and
o The lack of screening measures indicated in the final submitted proposal appears to
violate pending regulations, while there is a staff suggested condition to handle this,
the written proposal has not addressed it.
 As shown on page 1 of this report, staff is recommending denial, the listed conditions are
if the application is approved.
B-4)

LEGAL NOTICE
 Site posted: February 5, 2020.
 Newspaper legal notification: February 19, 2020 (Herald Leader).
 Letter legal notification: February 14, 2020.
 Staff received a request for additional information on the application by electronic mail.
Staff received no calls. Staff received one correspondence on the request; attached.

Section C: Fiscal Impact
Per the existing Master Street Plan, offsite street improvements are not applicable for this
project.
Attachments:
2019 Variance Staff Report
Site Proposal
3/4/20 P.N. 03-00257-000, SU20-01
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STAFF REPORT
TO:
FROM:
Cc:
DATE:
RE:

Board of Adjustment
Ben Rhoads, AICP, Senior Planner
Don Clark, Community Development Director
August 05, 2019
Variance Development Permit, BOA19-04 / 403 Hwy. 412 W.

Recommendation: Based on the hardship presented by the applicant, staff recommends approval
BOA19-04 (Variance).
Background:
APPLICATION REVIEW DATE
Board of Adjustment Review: August 13, 2019
APPLICANT AND AGENT
Applicant/Owner: Jose O. and Sonia E. Sibrian & Jacob Frese
Agent: Civil Engineering, Inc. – Ron Homeyer, P.E.
SUBJECT PROPERTY ADDRESS
403 Hwy. 412 W.
PROJECT INTENT
The applicant desires to CONSTRUCT A DRIVEWAY THAT ENCORACHES 5.0 FEET INTO THE
6 FOOT GREENSPACE BUFFER, on property in the C-2 (Roadway Commercial) zone. This is a
direct code violation of §102-53(f)(1) of the Siloam Springs Municipal Code.
EXISTING LAND USES AND ZONING
EXISTING LAND USE
Roadway Commercial – Restaurant
PROPOSED LAND USE
Drive-thru
SURROUNDING LAND USE
North: Residential, single-family
South: Vacant
East:
Roadway Commercial – Grocery
West:
Roadway Commercial

3/4/2020

EXISTING ZONING
C-2 District (Roadway commercial)
PROPOSED ZONING
N/A
SURROUNDING ZONING
North: R-2 District (Residential, medium)
South: C-2 District (Roadway commercial)
East:
C-2 District (Roadway commercial)
West:
C-2 District (Roadway commercial)

APPLICABLE CODE REQUIREMENTS
Sec. 102-53(f)(1) of the Siloam Springs Municipal Code.
Excerpt from Section 102-53(f) Open space. Each developed lot shall provide and maintain:
“****
(1) A landscaped buffer, not less than six feet wide, along all property lines, and including a six-foot opaque
screen along all abutting residential properties, 12 feet along the front property line if fronting on a principal
arterial street; and

* * * *”
APPROVAL CRITERIA
Unlike traditional permit applications that are reviewed by the Planning Commission, variances do not
receive a standard staff recommendation. Approval of variances are based on the Board of
Adjustment’s determination as to if there is a hardship based on the following criteria shown in Section
54-34 of the Municipal Code.
(1) The board’s determination of whether there is “undue hardship unique to the property”
should reflect whether, and the degree to which, the applicant has convincingly
demonstrated that:
a. The need for the variance arises from a uniqueness of the property not frequently
occurring in the zone; and that
b. The uniqueness of the property was not caused, allowed, or known prior to purchase,
by the owner, or has existed for a minimum of 15 years.
(See the attached Statement of Hardship form for the applicant’s argument for a hardship.
Hardships cannot be financial in nature.)
(2) The board’s determination of whether approval of the development permit would be “in
keeping with the spirit and intent of the Code” shall reflect whether, and the degree to
which, the applicant has convincingly demonstrated that the proposed variance:
a. Will not substantially damage, without fair recompense, any property value in the
neighborhood;
b. Will not substantially impair the neighborhood’s quality of life, including without
limitation, sound and traffic levels, pedestrian and vehicular access, visual
presentment, and character;
c. Will not, by the nature of the variance, tend to burden the present or future use of
neighboring properties in accordance with current zoning standards; and
d. Is mitigated in impact by permanent characteristics of the lot or adjacent uses of land
including, without limitation, natural features or permanent easements.
(3) Conditions. The development permit allowing variance from land regulations may require, as
a material condition essential to any authorization it confers, that any lots and any
construction be located and designed in a manner which best:
a. Provides safe and convenient traffic flow;
b. Maximizes the effectiveness of all drainage patterns and facilities; and
c. Remains compatible with neighborhood architecture and layout, and with city growth
and planning.
3/4/2020 P.N. 03-00257-000. BOA19-04
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The applicant’s failure to fully perform the conditions shall render the development permit void and
invalid and of no further effect, and the use shall immediately be conformed to the applicable regular
zoning standards of this Code without any period of nonconformity.
STAFF DISCUSSION
The applicant is requesting a driveway variance to permit the construction of a new driveway that
encroaches into the required 6-foot side green space buffer by 5.0 feet. The proposed driveway is
located at an existing restaurant located east of the Wasson Funeral Home’s monument sales lot. The
driveway will wrap around the west side of the building for a future drive-thru lane. The lot’s primary
parking area is along its front, with secondary parking at the rear. The proposed drive, as shown in the
attached site plan, will tie into the rear parking area and will connect back to the front lot to allow for
vehicles to circle the building in a counter-clockwise fashion. According to the attached survey, the
building is only 13.2 feet from the west property line. The narrowest a one-way drive is allowed, by
Code, is 12 feet; so, this leaves only 1.20 feet clearance from the edge of the drive to the property line.
The proposal will not result in required parking falling below the Code requirement. There is
approximately 800 square feet of dining room floor area and 17 parking spaces on the property, the
total building is 1,905 square feet. The building requires a total of 8 parking spaces. There will be one
space removed at the northwestern corner of the building to allow for the driveway, however this
should not impact customer parking, and in fact parking demand should decrease due to the drive-thru
eliminating the need to park at the restaurant for food services.
The building is unique, compared to others along Hwy. 412, in that it was sited so that the front wall is
parallel to the Hwy. 412 paved surface, rather than parallel to the rear property line. By siting the
building to be parallel to the highway, the building is tilted at a 30 degree angle on the lot because the
highway does not run east/west at this location, but rather to the west by northwest. The reason this is
significant is because, by tilting the building to mirror the highway, it creates a choke point between the
building and the west property line at the southwestern corner of the building. This narrowing of space
is exasperated even further by the building jutting out slightly at this same corner, leaving even less
available space to permit a driveway. To fully illustrate this point, the distance to the west property line
at the northwest corner is 30.5 feet, whereas at the southwest corner it is only 13.2 feet, or a narrowing
of 17.3 feet between both corners: northwest to southwest.
In terms of a hardship, staff concurs that there is one in this case. The applicant argues that “the
existing building was constructed parallel to Highway 412 instead of the east / west property lines,
therefore the distance between the property line and the building varies.” The applicant goes on to
argue that “this uniqueness has existed for more than 25 years” and that if approved “this variance will
not burden the neighboring property since the proposal does not involve a building, only pavement.” In
terms of the unique aspects of the property, the root of the problem is the limited space available at the
southeast corner of the building, prohibiting the addition of a drive-thru lane. Because a drive-thru must
be on the west side to make it work for the driver to receive food items from the window, this is the
only location on the site which allows for this feature. It is reasonable to assume that the peers of the
applicant, running quick service restaurants, are able to enjoy the function of a drive-thru lane, so by
prohibiting this puts the applicant at a decided disadvantage from its peers based on the hardships
mentioned.
LEGAL NOTICE
 Site posted: July 3, 2019.
 Newspaper legal notification: July 24, 2019 (Herald-Leader).
 Letter legal notification: July 20, 2019.
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 Staff received one office visit questioning the purpose of the request. Staff supplied a site plan to
the interested party to their satisfaction. Staff received one phone call of a questing nature and one
letter of correspondence in opposition to the request. The letter is attached to this report.

Fiscal Impact:
There is no fiscal impact anticipated at this time.
Attachments:
Statement of Hardship
Site Plan
Drone View
Neighbor Letter
General Area Map
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CURRENT ZONING:
C-2
EXISTING BUILDING USE:
RESTAURANT
FLOOR TO AREA RATIO (FAR):
BUILDING AREA - 2,087 SF
LOT AREA - 17,079 SF
FAR RATIO ALLOWED - 0.60 MAX
ACTUAL FAR RATIO - 0.1222
MAX. LOT COVERAGE:
IMPERVIOUS AREA - 13,189 SF
LOT AREA - 17,079 SF
LOT COVERAGE ALLOWED - 80% MAX
ACTUAL LOT COVERAGE - 77.23%
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From:
To:
Cc:
Subject:
Date:

Ron Homeyer
Brian Phillips; Ben Rhoads
"Jacob Frese"
_EXTERNAL_FW: Please confirm you received this
Tuesday, February 18, 2020 3:23:41 PM

See Jacobs comments regarding the Special Use application below.
Have a great day.
Ron Homeyer, P.E.
Civil Engineering, Inc.
PO Box 12, 701 S Mt Olive St
Siloam Springs, AR 72761
(479) 524-9956
ron@civilengineeringss.com
-----Original Message----From: Jacob Frese <jacob@freseindustries.com>
Sent: Tuesday, February 18, 2020 1:31 PM
To: ron@civilengineeringss.com
Subject: Please confirm you received this
In regards to Taco Jake's locally owned and operated Fast Food Restaurant, 403 Highway 412 W.
I would like to make sure all the facts are present for you to consider. As discussed in previous meetings, we have
no interest in putting in a speaker box. We in fact will only have one window on the west side of the building where
we will take orders, take money and hand out orders.
One issue that has been raised is the light wash. Unfortunately this is not to be considered if we are looking at
simply the facts of what is before you. The reason why this is not an issue in this particular case is 2 fold. The
parking lot in the back has been there for the entirety of this building. So if light wash was an issue than it should
have been raised when the building was built. The next point is that the neighbors own the fences around this
property and with repeated requests to help maintain the fence being denied. The neighbors have also chosen to use
a staggered fencing as opposed to a solid fence board.
We would like to make a contribution to our community in many ways but one way is to keep a building that has
largely been vacant for a number of years, open and alive for business. We would love to continue to re-invest
money into the property, to continue to improve the value of the property and the community with a profitable
business and I hope you will help us do that by approving this measure. We would also love to scream from the
mountain tops that Siloam Springs is the "original" location of many more to come. But first we must make this one
profitable.
Thank you for your time.
Jacob Frese
_This message is from an EXTERNAL source. Please consider CAREFULLY before clicking any links_

Ben Rhoads
From:
Sent:
To:
Subject:

wasson@cox-internet.com
Tuesday, March 3, 2020 12:02 PM
Ben Rhoads
_EXTERNAL_Special Use Application Request No. SU20-01

Ben,
Please include the following message in the meeting materials for the March 10, 2020, meeting of the Planning
Commission:
Members of the Planning Commission,
I represent Wasson Funeral Home, Inc., with regard to Special Use Application Request No. SU2001. The funeral home owns two parcels abutting Taco Jake’s property. One parcel is zoned C-2, and it is
located on Hwy 412 W abutting Taco Jake’s property on the west side. The other is zoned R-2, and it is
located at 404 W. Kenwood St. abutting Taco Jake’s property on the north side.
Last summer, the City asked me whether my client would sell a ten foot strip of land along the east side
of the funeral home’s commercial lot to Jacob Frese in order to allow him to put a drive-thru lane on the west
side of Taco Jake’s. The building on that property is situated 13.2 feet from the west lot line at the southwest
corner of the building. Shortly thereafter, Variance Application Request No. BOA 19-04 was filed, requesting a
reduction in the perimeter green space on the west side of Taco Jake’s in order to allow the owner to put in a
one-way drive-thru lane 12 feet in width. On August 13, 2019, the Board of Adjustment denied that
application. On September 3, 2019, Taco Jake’s owner filed Variance Application Request No. BOA 19-06
requesting a variance requesting a reduction in the 15 foot minimum width requirement for a driveway to allow
a drive-thru land 10 feet in width on west side of the property. On September 12, 2019, that application was
withdrawn. On October 8, 2019, the Planning Commission approved a proposed amendment to the Municipal
Code, which, if approved by the Board of Directors, would have allowed a 10 foot wide drive-thru lane on Taco
Jake’s property. That ordinance was withdrawn on its second reading on November 12, 2019. On January 7,
2020, the Board of Directors passed Ordinance No. 19-27, which amended the Code to provide that drive-thru
uses on property abutting residential property require a special use permit. On February 3, 2020, Taco Jake’s
owner filed Special Use Application Request No. SU20-01, requesting a permit to build a one-way drive-thru
lane 10 feet in width on the west side of the property. Concurrently, this board is be considering an
amendment to the Code regarding drive-thru lane design standards.
My client objects to Special Use Application Request No. SU20-01 for the following reasons:
First, the City lacks jurisdiction to consider this application because the proposed development
fails to comply with Code Section 102-77(b), which requires that a one-way driveway or parking lane on
property zoned C-2 be no less than 15 feet in width. Code Section 102-1 defines “driveway” as “a surface
intended for motor vehicle access from a right-of-way to a...parking space, or parking lane on private property,”
and it defines “parking lane” as “the portion of a parking lot intended to facilitate the ingress and egress of
vehicles and having designated parking stalls... directly abutting it.” The first sentence of Code Section 102-77
states that the minimum width standards apply to driveways or parking lanes. Under Code Section 102-77(b),
the minimum width for a one-way driveway/parking lane on property zoned C-2 is 15 feet.
The second site plan submitted by the applicant indicates that there will be a one-way parking lane 10
feet wide on the west side of the existing building abutting parking spaces in the front and back of the
building. Thus, under the Code, Taco Jake’s owner would have to obtain a variance as well as a special use
permit in order to put a one-way driveway 10 feet in width on the west side of Taco Jake’s property, and the
1

City lacks jurisdiction to consider this application because it fails to comply with the minimum width requirement
of Code Section 102-77(b).
Second, the City lacks jurisdiction to consider this application because Code Section 54-25
prohibits successive development permit applications which are substantially similar within 365 days
following the city’s denial of a prior application. Code Section 102-1 defines “development permit” as “any
permit issued by the city for land development.” This includes variance applications and special use
applications. Thus, in determining whether the initial application and the pending application are substantially
similar, it is irrelevant that the first application was for a variance and the pending one is for a special use
permit. Likewise, it is irrelevant that the first application involved the six foot perimeter green space
requirement, and this one involves a drive-thru use abutting residential property. What is relevant is the
substantial similarity between the plans for development in the two applications.
The initial application requested a variance for a 12 foot wide drive-thru lane, and the current one asks
for a special use for a 10 foot wide drive-thru lane in almost exactly the same place on the exact same
property. Both applications involve trying to fit a drive-thru lane onto a piece of property where there is
insufficient space to accommodate it. In denying the prior variance permit application, Karl Mounger, one of
the two members of the Board of Adjustment who voted against the application, stated that there was not
enough room for a drive-thru lane between the building on Taco Jake’s property and the west lot line. Thus,
the Board of Adjustment’s basis for denying the prior application was that the property was too narrow on the
west side of the existing building for the proposed development to be desirable. Because the Board of
Adjustment denied Variance Application Request No. BOA 19-04, Taco Jake’s owner is prohibited from
applying for any development permit (i.e., a variance permit or a special use permit) for a one-way driveway 10
feet in width on the west side of the proaperty within 365 days of the city’s denial of the prior application on
August 13, 2019, and the City lacks jurisdiction to grant the requested permit.
Third, the second site plan submitted with this application indicates that development of the
site as a drive-thru facility would tend to burden the present and future use of neighboring
properties. The parking lane at the northeast corner of the building is only 16 feet from the east lot line. The
minimum width for a two-way parking lane is 25 feet pursuant to Section 102-77(b). The increased traffic on
this parking lane which could be expected with a drive-thru use would exacerbate the existing bottleneck. In
order to avoid it, patrons of Taco Jake’s would spill over the east lot line of the property, burdening the owners
of that property.
Fourth, the second site plan submitted with this application indicates that there would be
inadequate parking if the property is developed as a drive-thru facility, and this would also burden the
present and future use of neighboring properties. Because of the limited lot size, getting in or out of any
parking space on the property would be even more difficult if a drive-thru lane is added. As a result, patrons of
Taco Jake’s would spill over the east and west lot lines, burdening the owners of those properties.
Fifth, the application fails to include sound or light attenuation barriers sufficient to ensure that
neighboring property owners will not be disturbed in their reasonable peace and enjoyment of their
property. The City recently adopted Municipal Code 102-88 making drive thru establishments a special use
where they abut residential property. That ordinance was passed in recognition of the fact that drive-thru
facilities can harm neighboring residential property owners. The potential problems caused by drive-thru
facilities include deceased privacy, increased light pollution from the glare from headlights of vehicles circling
the establishment, and increased noise pollution both from the engines and stereos in vehicles circling the
establishment and from conversations occurring at the order and pickup points. Making drive-thru facilities a
special use where they abut residential property ensures that conditions can be imposed during the permitting
process to abate the potential for nuisance conditions.
This application, like the first application, does nothing to mitigate the negative impact of a drive-thru
use. Furthermore, the conditions recommended by the City are insufficient to mitigate the noise and light
pollution problems this drive-thru use would create. There is currently a privacy fence six feet high on the north
side of the property. It is not opaque. However, even if it were, it would not be tall enough to shield the glare
from headlights of vehicles approaching the back of the building because headlights are currently visible above
2

the top of the fence. While livxe shrubbery is an effective noise barrier, it is not as effective as a solid, purpose
built sound barrier, and shrubbery dies, reducing its sound attenuation effect. Noise is much more noticeable in
the evening and at night because there is less ambient noise, particularly in the winter. If approved, the drivethru use would decrease the value of neighboring properties and negatively impact quality of life for
neighboring residential property owners.
For the foregoing reasons, my client and I request that you deny Special Use Application Request No.
SU20-01.
Thank you for your consideration.
Carla Wasson, Attorney at Law
P.O. Box 1188
Siloam Springs, AR 72761
(479) 238-1800
Privacy Notice
This email, including any attachments, contains information intended only for the use of the individual or entity
to which it is addressed and may contain information that is privileged and/or confidential or is otherwise
protected by law. If you are not the intended recipient or agent or an employee responsible for delivering the
communication to the intended recipient, you are hereby notified that any review, use, disclosure, copying
and/or distribution of its contents is prohibited. If you have received this email in error, please notify me
immediately by reply to sender only and destroy the original.

_This message is from an EXTERNAL source. Please consider CAREFULLY before clicking any links_
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PLANNING COMMISSION STAFF REPORT
TO:
FROM:
Cc:
DATE:
RE:

Planning Commission
Ben Rhoads, AICP, Senior Planner
Justin Bland, PE, City Engineer
Don Clark, Community Development Director
February 20, 2020
Special Use Development Permit, SU20-02 / 310 N . Progress Ave.

Recommendation: Motion to approve SU20-02 (Special-Use Development Permit).
Section A: Background:
A-1)

APPLICATION REVIEW DATES
Planning Commission review: March 10, 2020
Board of Directors review:
April 07, 2020

A-2)

APPLICANT AND AGENT
Applicant/Owner: Lykins Leasing, LLC
Agent: Civil Engineering, Inc. – Ron Homeyer, PE

A-3)

SUBJECT PROPERTY ADDRESS
310 N. Progress Ave.

A-4)

PROJECT INTENT
The applicant requests to construct a pharmacy, which requires a special use permit.

A-5)

EXISTING LAND USES AND ZONING
EXISTING LAND USE
Vacant / Under Construction
PROPOSED LAND USE
Large Impact commercial (Use Unit 16)
SURROUNDING LAND USE
North: Vacant /
Single-family residential
South: Retail commercial
East:
Retail commercial
West:
Single-family residential

EXISTING ZONING
C-2 District (Roadway Commercial)
PROPOSED ZONING
No change is proposed
SURROUNDING ZONING
North: C-2 District (Roadway Commercial) /
R-2 District (Residential, medium)
South: C-2 District (Roadway Commercial)
East:
C-2 District (Roadway Commercial)
West:
R-2 District (Residential, medium)

Figure A-5 (1): General Area Map
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Figure A-5 (2): Site View

North

Section B: Site Analysis
B-1) PROJECT ANALYSIS AND APPROVAL CRITERIA
The following criteria are shown to indicate if this proposal meets the minimum criteria for
approval. Criteria I-II is a subsection of Sec. 102-53 (land use) and subsection 102-53 (lot
standards limited) of the Municipal Code; Criterion III is Sec. 54-36.
I.

ZONING USE UNIT CONSISTENCY
Planned Uses
The subject proposal is consistent with a pharmacy use associated with Use Unit 16.1,
large impact pharmacy or medical marijuana dispensary or cultivation facility, which
is not permitted in C-2 District by right.
Special uses
Use Unit 16.1 is permitted in C-2 District through special use approval.
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II.

LOT STANDARDS CONSISTENCY
The minimum C-2 zone standards are compared with the subject property’s lot below:
MINIMUM (C-2) ZONING
SUBJECT PROPERTY PROPOSAL
REQUIREMENTS
(d) lot dimensions
1.74 acres or 75,794 sq. ft.
(1) Lot Area: 8,000 sq. ft.
(2) Lot Width: 80 ft.
Approx. 200 feet
(3) Floor / area Ratio: 0.60 (maximum)
0.2240
(4) Maximum Lot Coverage: 80 percent
80.00%

III.

LAND USE CODE REQUIREMENTS
According to the Land Use Code, a special use permit shall only be authorized when
the applicant has convincingly demonstrated that the proposed project:
a. Will not interfere with other owners’ reasonable peace and enjoyment of their
neighboring properties:
City staff is aware of no evidence that the applicant’s pharmacy proposal
will cause a consistent disturbance to the peace and enjoyment of the
neighboring properties. The neighboring residential properties will be
screened. Enforcement of the City Code’s nuisance chapter will ensure that
excessive noise, or unsightly debris is mitigated. These rules ensure that
the proposal will not inherently decrease the quality of life standards
already in the area.
b. Will not substantially damage any property value in the neighborhood:
The property is located along a major thoroughfare and is zoned
appropriately for a pharmacy. The surrounding land uses are consistent
with the proposed use, it is unlikely to damage existing property values.
c. Will be compatible with and respect the context of its location and the
character of the surrounding existing neighborhoods:
The proposed shopping/office center is consistent with other commercial
properties in the existing neighborhood.
d. Will not, whether by the nature of the use, or by the siting, height, or design of
structures or landscaping, tend to burden the present or future use of
neighboring properties in accordance with current zoning standards:
There is no evidence that the proposal will cause any substantial burden to
the present uses around the area. Traffic will slightly increase, but not
beyond the design capacity of the N. Progress Ave. If traffic is not
exceeding posted speed limits, the addition of new vehicles will not
increase the safety risk.
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e. Is adequately supported by infrastructure, including without limitation, water
and sewage systems, streets, parking, and drainage:
Water System
An 8” water main exists along the south property line and on the east side
of N. Progress, adjacent to the subject property. Staff finds these lines
adequate to serve domestic and fire flow needs for the proposed
development.
Sanitary Sewer System
An 8” sewer line runs across the frontage of the site. Staff finds this line to
be adequate for wastewater needs.
Storm Sewer System
The development will make use of a regional detention basin located on the
north side of Wal-Mart. This basin was previously designed for the
stormwater run off from Signature Plaza and includes the development of
the subject property.
Parking
Refer to Criterion IV under report Section B-1
f. Is consistent with sound planning of the city’s growth in terms of health, safety,
and convenience within the neighborhood and affected vicinity:
There is nothing in the proposal which would indicate unsound city
planning. The proposal meets or exceeds the minimum C-2 zoning
requirements. The pharmacy use will provide more convenience and health
care options to the residents and visitors in the area.
g. Promotes favorable economic conditions or public welfare within the city.
New retail at this location will provide new jobs, increase the area’s sales
tax base, and will provide the community new shopping and health care
options.
B-2)

COMPREHENSIVE PLAN CONSISTENCY
The 2030 Land Use Map describes this area as general office and retail of varying densities.
The proposed use is consistent with the 2030 Land Use Map.

B-3)

STAFF DISCUSSION

General Summary
 Proposal is a pharmacy use associated with a significant development permit (SDP) that
was approved by the Planning Commission on November 12, 2019 and by the Board of
Directors on December 3, 2019. A previous SDP was approved for the project, but had
expired in 2019.
 Use Unit 16.1 states “a pharmacy or medical marijuana dispensary…which does not meet
Use Unit 9 or 15 requirements.” Use Unit 16.1 fits to the proposal.

3/4/20 P.N. 03-03665-000, SU20-02

5




Use Unit 16.1 is only permitted through a special use permit review within the C-2 zone
district.
Construction on the SDP has not yet commenced, however the applicant has confirmed
that the end use of the facility is to be a pharmacy, so they are pursuing this special use in
conjunction with the development of the building. The pharmacy will not be permitted to
open to the public until the special use permit is granted

Associated Impacts
 The general impacts of the proposed structure,
which will also comprise of medical offices, are
covered in the attached 2019 staff report memo.
 The specific impacts of the pharmacy are not
considered significant, the facility will function
in the same manner as a general retail store,
which exists to the east and south of the subject
property.
 No special light, odor, or sound emissions are
expected. The abutting residential properties to
the west will be screened from the proposed use.
 The pharmacy drive through use was approved
with the associated SDP per earlier Codes and
therefore does not require a special use permit.

Key Points:
• Permit needed due to use
unit 16.1 pertaining to
pharmacies.
• Associated SDP approved
the building and drive
through use in 2019.
• No anticipated impacts are
expected from the
pharmacy use that are not
common to standard retail
use.

Conditions and Staff Conclusions
 As shown on page 1 of this report, staff is recommending approval with no conditions.
B-4)

LEGAL NOTICE
 Site posted: February 05, 2020.
 Newspaper legal notification: February 19, 2020 (Herald Leader).
 Letter legal notification: February 14, 2020.
 Staff received no calls or correspondence on the request.

Section C: Fiscal Impact
Per the existing Master Street Plan, offsite street improvements are applicable to the attached
SDP.
Attachments:
2019 SDP Staff Report
Site Proposal
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PLANNING COMMISSION STAFF REPORT
TO:
FROM:
Cc:
DATE:
RE:

Planning Commission
Ben Rhoads, AICP, Senior Planner
Justin Bland, PE, City Engineer
Don Clark, Community Development Director
October 18, 2019; revised on November 20, 2019
Significant Development Permit, SD19-10 / Significant Development/ 310 N.
Progress Ave.

Recommendation: Motion to approve of SD19-10 (Significant Development Permit), subject to
the following condition:
1.) The applicant must file an access easement burdening Lot 27 to benefit Lot 28, through
separate instrument, prior to building permit issuance.
Section A: Background
A-1)

APPLICATION REVIEW DATES
Planning Commission review: November 12, 2019
Board of Directors review: December 3, 2019

A-2)

APPLICANT AND AGENT
Applicant/Owner: Lykins Leasing, LLC.
Agent: Civil Engineering, Inc. – Ron Homeyer, PE

A-3)

SUBJECT PROPERTY ADDRESS
310 N. Progress Ave.

A-4)

PROJECT SUMMARY
The applicant requests to construct an 18,480 sq. ft. pharmacy with drive-thru pick-up
window and medical offices. This is a resubmission of an earlier, expired permit from
2016.

A-5)

EXISTING LAND USES AND ZONING
EXISTING LAND USE
Vacant / Under Construction*
PROPOSED LAND USE
Large Impact commercial (Use Unit 16)
SURROUNDING LAND USE
North: Vacant /
Single-family residential
South: Retail commercial
East:
Retail commercial
West:
Single-family residential

EXISTING ZONING
C-2 District (Roadway Commercial)
PROPOSED ZONING
No change is proposed
SURROUNDING ZONING
North: C-2 District (Roadway Commercial) /
R-2 District (Residential, medium)
South: C-2 District (Roadway Commercial)
East:
C-2 District (Roadway Commercial)
West:
R-2 District (Residential, medium)

*The 2016 permit is expired, see staff discussion for more information.

Figure A-5 (1): General Area Map
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Figure A-5 (2): Site View

West

Section B: Site Analysis
B-1) PROJECT ANALYSIS AND APPROVAL CRITERIA
The following criteria are shown to indicate if this proposal meets the minimum criteria for
approval. Criteria I-II is a subsection of Sec. 102-53 (land use) and subsection 102-53 (lot
standards) of the Municipal Code; Criterion III is Sec. 102-74; Criterion IV is Sec. 102-75;
Criterion V is Sec. 102-76; Criterion VI is Chapter 53 (Landscaping Code); Criterion VII is
Sec. 102-77 thru 102-78; and Criteria VIII is Sec. 54-34.
I.

ZONING USE UNIT CONSISTENCY
Planned Uses
The subject proposal is consistent with large impact commercial or office uses
associated with Use Unit 16, which is permitted in C-2 District.
Special uses
This does not apply to this project, as the proposed use is a planned use.
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II. LOT STANDARDS CONSISTENCY
The minimum C-2 zones standards are compared with the subject property’s tracts below:
MINIMUM (C-2) ZONING
SUBJECT PROPERTY PROPOSAL*
REQUIREMENTS
(d) lot dimensions
1.74 acres or 75,794 sq. ft.
(1) Lot Area: 8,000 sq. ft.
(2) Lot Width: 80 ft.
Approx. 200 feet
(e) Building limits
65.62 ft.
(1)(c) Setback required from an arterial
street or larger.
1. Front: 50 feet
2. Side: 10 feet
21.50 ft. (south side)
112.5 ft. (north side)
3. Side on Corner: 15 feet
N/A
4. Rear: 35 feet*
35.5 ft.
(2) Height Limit: 45 feet maximum
17 ft.
(3) Maximum Floor to Area Ratio: 0.60 0.2440
(maximum
(4) Maximum Lot Coverage: 80%
80.00 %
(f) Open Space
North: 6 ft.
(1) Landscape buffer not less than six feet
South: 6 ft.
wide along property lines and a 6 ft. opaque East: 6 ft.
screen, 12 feet along the front property line West: 7 ft.
if fronting on a principal arterial street
(2) Minimum percent of open space: 20%
Over 10.00% is visible from N.
10% must be visible from front or sides of Progress Ave.
the lot from addressing right-of-way
*Setback is increased due to abutting a residential property.

III.

PARKING SPACE DESIGN CONSISTENCY
PARKING SPACE REQUIREMENTS
SUBJECT PROPERTY PROPOSAL
(1) At least 9 ft. wide x 18 ft. long
(2) Graded for effective drainage
(3) Surfaced with asphalt or concrete
(4) Sited to not block emergency
vehicle access
(5) Minimum parking lane width: 24 ft
(15 feet for a one-way drive).
(6) Curbed if 8 feet from sidewalk
(7) Lot striping
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asphalt paving
Parking complies per FD review
24 ft. and greater
Parking lot is curbed
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IV.

PARKING STANDARDS CONSISTENCY
According to Municipal Code Sec. 102-75(a)(1)(a)(6), parking is
total number of square feet in the proposal.
USE TYPE
REQUIRED EXISTING NET
PARKING
PARKING
PROPOSED
PARKING
Office/Retail
93
0
651
1 space/200 sq. ft.
1
2

V.

calculated by the
PARKING
SURPLUS/
DEFICIT
-282

Including ADA accessible parking
The applicant is requesting a parking reduction of 28 spaces or 30.0%. See Section B-5 for more
information.

PARKING AREA DESIGN STANDARDS CONSISTENCY
CONDITION FOR NUMBER OF
SUBJECT PROPERTY PROPOSAL
PARKING SPACES
(1) 5 or more spaces: shall be
Spaces to be lit by full cutoff light
continuous lit at night.
fixtures on the sides of the
buildings.
(2) 8 or more spaces: adequate turn
The Fire Department reviewed the
around.
proposal and determined that it
allows for adequate vehicular turn
around on all proposed parking
areas
(3) 10 or more: shall be paved with
Parking lot is paved with heavy
asphalt or concrete.
duty asphalt paving
(4) Parking lot landscaping is required 33,982 SF, 6.22 %
as follows:
a. 12-50: 6 percent of gross interior
parking area
(5) No parking allowed along
The parking area encroachment
easements, except as specifically
into the easement is typical and has
shown
been approved by all public and
private utilities

VI.

LANDSCAPING COMPLIANCE
After staff review, the applicant made changes to the landscape plan to meet or
exceed the minimum landscaping requirements of the City Code. For additional
information, consult the attached landscaping plan.

VII.

DRIVEWAY DESIGN STANDARDS CONSISTENCY
MINIMUM DRIVEWAY STANDARDS
SUBJECT PROPERTY PROPOSAL
REQUIREMENTS
(1) Surface
All driveways will be paved asphalt
Surface must be paved with asphalt,
paving
concrete or paver stones
(2) (c) Width
N/A, both drives are shared access drive
1. Width shall not be less than 25 ft.
which straddle the lot line.
nor greater than 50 ft.
(3) Curbs, lane markings.
All drives and parking areas have curbs
Curbing and markings shall
and appropriate lane markings
effectively delineate traffic lanes.
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(Table is continued from page 5)

Northern Drive—106.2 feet
Southern Drive—110 feet

(4) Interior drive setbacks.
75 feet
The remaining Code in this section is
not applicable for the proposed
project.
(a) Spacing. The centerline of each
driveway shall be located a minimum of:
(1) Arterial (and larger) streets:
a. 100 feet from the centerline of any
other driveway;
b. 100 feet from the boundary of an
intersection street’s right-of-way;
c. 50 feet from all boundaries of the
lot, except the boundary abutting the
arterial street.
The remaining Code in this section is not
applicable for the proposed project.
(b) Number
(1) Minimum number: One
(2) Maximum number: One per 150 ft.
(c) Location
Driveway location: Not over easements;
must align with facing driveways
(d) Angle: Right angle (90 degrees)
(e) Grade: Must not exceed 5% grade.

(a)

(b)
(c)

Northern Drive*
197.1 ft (north)
395.9 ft. (south)
Southern Drive*
395.9 ft. (north)-proposed drive
N/A
N/A – shared access drive, which
straddles the lot line.

The proposed drives meet or exceeds
these requirements.

*Shared access between two lots on both drives.

VIII.

LAND USE CODE REQUIREMENTS
According to the Land Use Code, a significant development permit shall only be
authorized when the applicant has convincingly demonstrated that the proposed
significant project:
(1) Will not interfere with other owners’ reasonable peace and enjoyment of their
neighboring properties:
City staff is aware of no evidence that the applicant’s proposal will cause a
consistent disturbance to the peace and enjoyment of the neighboring
properties. The neighboring residential properties will be screened.
Enforcement of the City Code’s nuisance chapter will ensure that
excessive noise, or unsightly debris, etc. is mitigated. These rules ensure
that the proposal will not inherently decrease the quality of life standards
already in place across the City.
(2) Will not substantially damage any property value in the neighborhood:
The property is located along a major thoroughfare and is zoned
appropriately for a pharmacy. The general land use patterns of the City
dictate that the highest and best use of this property is for medium or large
impact commercial purposes.
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(3) Will be compatible with and respect the context of its location and the character
of the surrounding existing neighborhoods:
The proposed center is consistent with other commercial properties in the
existing neighborhood.
(4) Will not, whether by the nature of the use, or by the siting, height, or design of
structures or landscaping, tend to burden the present or future use of neighboring
properties in accordance with current zoning standards:
There is no evidence that the proposal will cause any substantial burden to
the present uses around the area. Traffic will slightly increase, but not
beyond the design capacity of the N. Progress Ave. If traffic is not
exceeding posted speed limits, the addition of new vehicles will not
increase the safety risk.
(5) Is adequately supported by infrastructure, including without limitation, water and
sewage systems, streets, parking, and drainage:
Water System
An 8” water main exists along the south property line and on the east side
of N. Progress, adjacent to the subject property. Staff finds these lines
adequate to serve domestic and fire flow needs for the proposed
development.
Sanitary Sewer System
An 8” sewer line runs across the frontage of the site. Staff finds this line to
be adequate for wastewater needs.
Storm Sewer System
The development will make use of a regional detention basin located on
the north side of Wal-Mart. This basin was previously designed for the
stormwater run off from Signature Plaza and includes the development of
the subject property.
Parking
Refer to Criterion IV under report Section B-1
(6) Is consistent with sound planning of the city’s growth in terms of health, safety,
and convenience within the neighborhood and affected vicinity:
There is nothing in the proposal which would indicate unsound city
planning. The proposal meets or exceeds the minimum C-2 zoning
requirements.
(7) Promotes favorable economic conditions or public welfare within the city.
New retail at this location will provide new jobs, it will increase the area’s
sales tax base, and it will provide the community new shopping options.
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B-2)

COMPREHENSIVE PLAN CONSISTENCY
The 2030 Land Use Map describes this area as general office and retail of varying
densities. The proposed use is consistent with the 2030 Land Use Map.

B-3)

TRAFFIC IMPACT
The Institute of Transportation Engineer’s Trip Generation Manual was utilized to
calculate that the development will create approximately 998 trip ends based on the
building having medical offices and a drive-thru pharmacy. Staff is aware of the traffic
volumes on Progress Ave. in this area. In these situations where commercial
development is anticipated, and the roadway is already improved staff looks for solutions
to spread out and limit driveways as much as possible. For this project staff was able to
negotiate for the developer to use the existing Signature Plaza drive on the south side of
the proper and, in addition, add a new shared driveway for the two parcels to the north.
This will help accommodate traffic in this area by giving two points of ingress/egress for
the project in the near term. It will also help in the future as it will limit these three
commercial lots to having two shared driveways.

B-4)

UTILITY DESIGN
Water
The proposal ties into the existing water main with a service line on the south side of the
property.
Sanitary Sewer
The proposal ties into the sewer with a service line at the eastern edge of the building.
Storm Sewer/Drainage
See discussion in Section B-1 (Criterion VIII-4)

B-5)

STAFF ANALYSIS

General Summary
 Proposal is nearly identical to the one submitted in 2016 with minor changes to make it
comply with the new landscaping regulations. The primary change is a decrease in lot
coverage from 85% to 80%.
 The 18,480 sq. ft. medical office complex will include a drive thru pharmacy on the
eastern side. This drive thru complies with the existing code and the proposed code
change.
Traffic Flow and Site Design
 The site utilizes an existing driveway at the southeast corner of the lot, through a 40 ft. by
40 ft. shared access easement benefiting both the subject property and Generations Bank,
located to the south of the subject property.
 A second shared access driveway is proposed on the northeast corner of Lot 27, the lot
north of the subject property. The applicant owns both lots, Lot 28 (project site) and Lot
27. Both lots will be burdened with an access easement to allow for free traffic flow in
the event one lot is sold to a different party.
 The driveway leading to the parking lane on the southeast corner of the lot will allow for
two-way ingress and egress from the property as well as a one-way drive for the
pharmacy’s drive up window. For more on the previous design iterations of this drive
thru, consult the 2016 staff report (attached).
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The drive thru lane complies with the current minimum 15 ft. width for a one-way drive
because it abuts a secondary driveway to the east.
The rear drive is intended for delivery trucks which may impact customers queuing at the
window. Staff requests a “do not block” sign be painted at the entrance of the rear drive
to deter vehicles from queuing in front of the drive and blocking delivery trucks from
egressing the property.

Parking Area Design
 Due to the limitations of the lot size, the applicant is requesting a 30.0 percent parking
space reduction, per Code Section 102-75(6)(d), which grants the permitting authority the
ability to reduce parking to up to 30 percent of the quantity required. This is up from the
original 17.2 percent due to a Code change which requires the site to cover less area.
Staff and the applicant are in support of the request.
 In this case, the lost parking is not likely needed due to the nature of the proposed uses
being focused more on office space rather than heavy trafficked retail.
 Additional parking will be made available north of the project site to be developed in
concert with the primary parking area. This additional parking will help offset demand
and the drive-thru function will also limit the need for all customers to park their vehicle.
Pedestrian Mobility
 A sidewalk is constructed along N. Progress
Ave. Staff requested that this sidewalk be
connected to the main facility, through a ramp
system due to the steep grade not meeting
minimum ADA standards.
 A crosswalk is added at the northeast corner of
the building to allow for better pedestrian
mobility to connect with the building.

Key Points:
• Resubmission from 2016
• Consistent with zoning
• Drive thru meets code
• Access easement needed
prior to building permit.
• Applicant requesting a
30% parking reduction.

Other Considerations
 The dumpster pad located on the northwest corner of the lot will be screened.
 Storm water drainage is handled through a culvert which passes under Progress Ave. and
flows into an existing basin/drainage area on the north side of Wal-Mart.
 The traffic and drainage reports were reviewed by the City Engineer and received a
positive recommendation.
Conditions and Staff Conclusions
 As shown on page 1 of this report, staff is recommending approval with one condition
needed.
B-6)

LEGAL NOTICE
 Site posted: October 12, 2019.
 Newspaper legal notification: October 23, 2019 (Herald Leader).
 Letter legal notification: October 22, 2019.
 Staff received no calls or correspondence on the request.

3/4/20 P.N. 03-03665-000, SD19-10
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Section C: Fiscal Impact
Per the existing Master Street Plan, offsite street improvements are not applicable for this project
due to N. Progress Ave. being an improved street.
Attachments:
2016 Staff Report
Site Proposal

3/4/20 P.N. 03-03665-000, SD19-10
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PLANNING COMMISSION STAFF REPORT
TO:
FROM:
Cc:
DATE:
RE:

Planning Commission
Ben Rhoads, AICP, Senior Planner
Justin Bland, PE, City Engineer
Don Clark, Community Development Director
March 4, 2020
Final Plat Development Permit, FP20-01 / 3897 E. Kenwood St.

Recommendation: Approval of FP20-01 (Final Plat Development Permit), subject to the
following conditions:
1.) The applicant must supply an irrevocable letter of credit, for all uncompleted work, prior to
Board of Directors review.
2.) The applicant shall not construct any vertical structure associated with a building permit on
the property until authorization is given by the Fire Marshal.
3.) The applicant must file this plat at the Benton County Circuit Clerk’s office and provide two
filed copies to the City within 45 days of the Board acceptance of this plat.
4.) The applicant must submit a 2-year maintenance bond, prior to the City’s release of the letter
of credit.
Section A: Background:
A-1)

APPLICATION REVIEW DATES
Planning Commission review:
March 10, 2020
Board of Directors review:
March 17, 2020

A-2)

APPLICANT AND AGENT
Applicant/Owner: Siloam Springs Housing Partners LP
Agent: Crafton Tull – Taylor Lindley, E.I.

A-3)

SUBJECT PROPERTY ADDRESS
3897 E. Kenwood St. (Ridgestone Addition, Phase 1 of 1)

A-4)

PROJECT INTENT
The applicant wishes to finalize the Ridgestone Duplex of Siloam Springs Subdivision.
The sole phase is for 55 two-family residential lots on 19.95 acres, which includes the
stormwater detention ponds.

A-5)

EXISTING LAND USES AND ZONING
EXISTING LAND USE
Vacant
PROPOSED LAND USE
Two-family dwelling (Use Unit 4)
SURROUNDING LAND USE
North:
Residential, Two-Family
South:

East:
West:

Residential, Single-Family /
Residential, manufactured home /
Agricultural
Agricultural /
Future Residential, single family
Residential, Single-Family

EXISTING ZONING
R-3 District (Residential, two-family)
PROPOSED ZONING
No zoning change is proposed
SURROUNDING ZONING
North: R-3 District (Residential, twofamily)
South: Benton County – No Zoning

East:

R-2 District (Single-Family)

West: A-1 District (Agricultural)

Figure A-5 (1): General Area Map
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Figure A-5 (2): Site View

North

B-1)

I.

PROJECT ANALYSIS AND APPROVAL CRITERIA
The following is a detailed expansion of the project review criteria and staff’s findings for
the proposal. Criterion I and II is a subsection of Sec. 102-45 of the Zoning Code; all other
criteria are not directly applicable to the Zoning Code, as noted.
ZONING USE UNIT CONSISTENCY
Planned uses
Two-family residential uses fall within Use Unit 4 (Two-family dwelling). Use Unit 4
is permitted in the R-3 District.
Special uses
This does not apply to this project, as the proposed use is a planned use.

II.

LOT STANDARDS CONSISTENCY
The minimum R-3 zone standards are compared with the subject property’s lot below:
MINIMUM (R-3) ZONING
SUBJECT PROPERTY PROPOSAL
REQUIREMENTS
(d) Lot dimensions
(1) 7,000 sq. ft.
9,755 sq. ft. and higher
(2) Lot Width: 70 ft.
76 feet and over
(e)(4) Floor / area ratio. 0.33
N/A
(5) Maximum Lot Coverage: 45 percent
N/A
Average Lot Size: 9,801 sq. ft.
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III.

LAND USE CODE REQUIREMENTS
According to the Land Use Code, a final plat development permit shall only be
authorized when the applicant has convincingly demonstrated the following:
(b) Standards. A preliminary plat and final plat development permit shall be authorized
only when the applicant has convincingly demonstrated that the proposed plat:
(1) Will not interfere with other owners' reasonable peace and enjoyment of their
neighboring properties:
City staff is aware of no evidence that the proposed platting for two-family
residential will cause a consistent disturbance to the peace and enjoyment of the
neighboring properties. The neighboring properties are either the same land use,
unoccupied agricultural land, or single-family/manufactured homes. Enforcement
of the City Code’s nuisance chapter will ensure that excessive noise, or unsightly
debris is mitigated. These rules ensure that the proposal will not inherently
decrease the quality of life standards already in place across the City.
(2) Will be compatible with and respect the context of its location and the character
of the surrounding existing, or planned, neighborhoods:
Identical land uses exist to the north of the subject property. Furthermore, planned
single-family housing, on smaller lots, is approved to the east of the subject
property. Staff finds this context to be compatible with the proposed subdivision
design.
(3) Will not, whether by the nature of the use, or by the siting, or design of streets or
landscaping, tend to burden the present or future use of neighboring properties in
accordance with current zoning standards and the subdivision regulations
in section 87 of this Code:
Traffic will increase on E. Kenwood St., but not beyond the street’s traffic capacity.
See Section B-3 of this report for more on the proposed traffic impact.
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(4) Is adequately supported by infrastructure, including without limitation, water and
sewage systems, streets, and drainage:
Water System
There is an existing 8” on the west side of the property. Staff finds this existing
infrastructure to be adequate for fire and projected water needs.
Sanitary Sewer System
There is an existing 8” PVC sewer main runs adjacent to the northeast side of the
property. Staff finds this existing infrastructure to be adequate for wastewater needs.
Storm Sewer System
This development constructed two separate storm water detention basins which meet
the requirements of the drainage manual. Two basins are required due to the flatness
of the subject property. The basins are currently proposed to have be “wet” basins
which means they will have water in portions of them continuously. The drainage
manual does allow for this type of detention basin as long as safety measures (fencing,
etc.) are implemented. The safety measures were not yet completed by the writing of
this report, however they remain planned at this time. See condition No. 1.
(5) Is consistent with sound planning of the city's growth in terms of health, safety, and
convenience within the neighborhood and any affected vicinity:
Nothing in the final plat will consistently inhibit or harm the general public health,
safety, and convenience within the neighborhood.
(6) Promotes favorable economic conditions or public welfare within the city:
The demand for housing in Siloam Springs remains robust. The proposal helps to
alleviate the Citywide demand for housing and it will allow for affordable housing
options.
(7) Is described in a survey showing all lots subdivided, lot boundaries, existing
buildings, existing and proposed streets, alleys, drainage structures, easements and
other requirements provided to the administrator:
The required items are shown on the final plat survey.
(8) Consists of lots and streets that conform with this Municipal Code; and
See criterion (II) in this report for findings on the lot configuration. The proposed
street meets the minimum street standards set forth in the Master Street Plan.
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(9) Consists of buildable lots that:
a. Abut a public street; or
b. By permanent easement of record, which easement shall run with the burdened
and benefited land, and by construction approved by the administrator, provide
full access to a public street, for free occupancy by public utilities and for free
transit by public safety equipment; and
c. Will have all infrastructure required by law:
The proposal abuts a public right-of-way that will provide convenient and safe access
for all shown lots in the proposed development.
B-2)

COMPREHENSIVE PLAN CONSISTENCY
The future land use map describes this site as Mixed Use. The Mixed-Use designation is
designed to provide appropriate locations for residential and commercial uses of varying
densities. The proposal is within the guidance of the Mixed-Use designation.

B-3)

TRAFFIC IMPACT
The proposed development will increase traffic in the area. The Institute of Transportation
Engineer’s Trip Generation Manual was utilized to calculate the volume and rate of traffic
increase for the site. Per this manual, each of the 110 new single-family units (55 duplex
lots) will create an additional 5.86 trips for a total of 645 additional trips per day on
Kenwood St.
Kenwood St. is designated as a Collector Street per the Master Street Plan (MSP) with a
planned capacity of 6,000 vehicles per day. The road is currently a low volume road with
traffic count of less than 1,000 per day. That addition of 645 trips per day will not exceed
the future design capacity of the road.

B-4)

UTILITY DESIGN
Water System
The subdivision proposes an 8” water line that will tie into an existing 8” water main on
the west side of the property and an existing 8” water main along Kenwood St. Staff finds
this to be adequate for domestic and fire needs.
Sanitary Sewer System
The subdivision proposes a 8” sewer line that will tie into an existing 8” PVC sewer line
located to the northeast side of the property, the line will be extended across an existing
utility easement on the back sides of the eastern lots of the Eastern Hills Addition to the
north side of the subject property. Staff finds this 8” sewer main adequate for sewer needs.

B-5)

STAFF ANALYSIS

General Summary
 The proposal is to finalize the subdivision process for the Ridge Stone Duplex Addition on
19.95 acres, creating 55 two-family residential lots.
 The preliminary plat had a condition that the property be annexed into the City and zoned
to R-3, this conditions was fulfilled by the applicant in Ord. 19-07, adopted on March 2,
2019.
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The preliminary plat was also approved in 2018
by the Board of Directors.
The current proposal is identical to the authorized
preliminary plat.

Key Points:
• Meets Zoning
• Secondary connection to
Timothy
• Assists with housing
demand
• Will not impact existing
streets

Street Layout and Traffic Flow
 The primary access to the development will be
from E. Kenwood St., with a secondary access to
the northwest that will connect to Timothy St.
 The street layout is best described as a horseshoe
design.
 The secondary access is planned; however, it is not anticipated to be open for use until the
adjoining property owner completes the street to tie into Timothy St.
 Due to this delay in construction of the needed off-site improvement, staff requests that the
final plat document contain a plat note to prohibit construction on Lots 16 through 20 until
such a time that the western stub-out streets is connected to the southern end of Timothy
St.
 This same condition was included as part of the approval for the corresponding preliminary
plat.
 As shown in report section B-3, E. Kenwood St. is narrow, however it is shown to be
adequate for the anticipated traffic impact. City staff is pursuing options with Benton
County on potential street improvements to E. Kenwood St. Fees for off-site improvement
will be assessed for this project upon building permit issuance.
Lot Configuration
 The addition contains lots of various sizes ranging from 9,773 sq. ft. to as high as 19,009
sq. ft. Most lots are 9,880 sq. ft., which is sufficient for a two-family dwelling. The City
Code requires 3,500 sq. ft. of lot area per dwelling unit.
 Additional drainage ponds are shown as non-buildable tracts and labeled for their intended
use on the final plat.
Conditions and Staff Conclusions
 The first condition relates to a needed irrevocable letter of credit. The addition is not
complete at the time of writing this report. The letter of credit is needed for the estimated
cost of all remaining improvements. This will allow for the subdivision plat to be recorded
prior to all improvements being finalized. Performance bonds or letters of credit are
permitted under certain circumstances in the City’s Subdivision Regulations. The letter has
been delivered to the City and is currently under review as of writing this report. Staff
suspect the review will be concluded by the time of the Planning Commission review and
will advise the Commission should any issues or concerns arise.
 The second condition is related to the first condition, City staff will be limiting the vertical
progress of associated building permits until the Fire Marshal confirms that the proposed
dwelling unit(s) meets the minimum standards for emergency access. This is needed due
to the addition not being 100% finished at the time of the final plat recordation.
 The third condition requires that the plat be filed within 45 days of the approval, which is
standard practice for plat approval.
 The fourth condition requires a 2-year maintenance bond, which is standard practice for
the acceptance of new infrastructure. This bond have not yet been supplied to the City and
is required prior to the City’s release of the letter of credit.
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B-6)





LEGAL NOTICE
Site posted: February 05, 2020.
Newspaper legal notification: February 16, 2020 (Siloam Sunday).
Letter legal notification: February 13, 2020.
Staff received no calls or correspondence on the request.

Fiscal Impact:
Due to proposed changes to the Master Street Plan, the anticipated street impact fee is to be
$242.81 per proposed dwelling unit. This fee will potentially be collected at the time of the
building permit application issuance. The total fee yielded by this development is $26,709.10
Attachments:
Site Proposal
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PLANNING COMMISSION STAFF REPORT
TO:
FROM:
Cc:
DATE:
RE:

Planning Commission
Ben Rhoads, AICP, Senior Planner
Justin Bland, PE, City Engineer
Don Clark, Community Development Director
February 20, 2020
Final Plat Development Permit, FP20-02 / 21400 Block of Davidson Rd.

Recommendation: Approval of FP20-02 (Final Plat Development Permit), subject to the
following condition:
1.) The applicant must file this plat at the Benton County Circuit Clerk’s office and provide two
filed copies to the City within 45 days of the Board acceptance of this plat.
Section A: Background:
A-1)

APPLICATION REVIEW DATES
Planning Commission review:
March 10, 2020
Board of Directors review:
April 07, 2020

A-2)

APPLICANT AND AGENT
Applicant/Owner: The Kenney Revocable Trust and Linda Kay Busse & Mike and
Barbara Busse
Agent: Atlas Professional Land Surveying – Timothy D. West, PLS

A-3)

SUBJECT PROPERTY ADDRESS
21400 Block of Davidson Rd.

A-4)

PROJECT INTENT
The applicant wishes to finalize a plat for phase 1 of 1 of the Busse Addition. The applicant
desires to plat 50.04 acres tact into 5 lots. Final land use is not known.

A-5)

EXISTING LAND USES AND ZONING
EXISTING LAND USE
EXISTING ZONING
Vacant
Benton County – No Zoning
PROPOSED LAND USE
PROPOSED ZONING
Unknown
No zoning change is proposed
SURROUNDING LAND USE
SURROUNDING ZONING
North:
Vacant/Agricultural
North: Benton County – No Zoning
South:
Vacant
South: Benton County – No Zoning
East:
Agricultural /
East: Benton County – No Zoning
Single-Family Residential
West:
Vacant/Agricultural
West: Benton County – No Zoning
Figure A-5 (1): General Area Map
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Figure A-5 (2): Site View

North

B-1)

PROJECT ANALYSIS AND APPROVAL CRITERIA
The following criteria are shown to indicate if this proposal meets the minimum criteria for
approval. Criteria I and II is a subsection of Sec. 102-42 of the Municipal Code; Criterion
III is Sec. 54-33 of the Land Use Code.

I.

ZONING USE UNIT CONSISTENCY
The subject property is not zoned; the A-1 best matches the applicant’s proposal based
on the prevailing land uses in the area and the proposed lot sizes. Another zone may be
selected upon annexation. The zone’s requirements will be reviewed at that time.

II.

LOT STANDARDS CONSISTENCY
The minimum A-1 zone standards are compared with the subject property’s lot below:
MINIMUM (A-1) ZONING
SUBJECT PROPERTY PROPOSAL
REQUIREMENTS
(d) Lot dimensions
(1) Three acres.
4.96 acres and larger
(2) Lot Width: 200 ft.
326.23 feet and over
(e)(4) Floor / area ratio. 0.33
N/A
(5) Maximum Lot Coverage: 20 percent
N/A
Average Lot Size: 10.00 acres

III.

LAND USE CODE REQUIREMENTS
According to the Land Use Code, a final plat development permit shall only be
authorized when the applicant has convincingly demonstrated the following:
(b) Standards. A preliminary plat and final plat development permit shall be authorized
only when the applicant has convincingly demonstrated that the proposed plat:
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(1) Will not interfere with other owners' reasonable peace and enjoyment of their
neighboring properties:
City staff is aware of no evidence that the proposed platting will cause a
disturbance to the peace and enjoyment of the neighboring properties. Nothing in
the proposal donates a particular land use, so there is no indication that owners’
peace and enjoyment of their properties will be negatively disturbed by the
proposal.
(2) Will be compatible with and respect the context of its location and the character
of the surrounding existing, or planned, neighborhoods:
Neighboring properties are of equal or slightly larger lot sizes. Nothing in the
proposal appears to be nonconforming with the neighborhood rural context and
character.
(3) Will not, whether by the nature of the use, or by the siting, or design of streets or
landscaping, tend to burden the present or future use of neighboring properties in
accordance with current zoning standards and the subdivision regulations
in section 87 of this Code:
No new streets or landscaping is proposed, therefore no burdens on the present or
future use of neighboring properties is anticipated.
(4) Is adequately supported by infrastructure, including without limitation, water and
sewage systems, streets, and drainage:
Water System
No City services exist or are planned for the proposed lots. Lots requiring services
will utilize private wells.
Sanitary Sewer System
No City services exist or are planned for proposed lots. Lots requiring services will
utilize septic systems.
Storm Sewer System
Storm sewer is not required for this level of development.

(5) Is consistent with sound planning of the city's growth in terms of health, safety, and
convenience within the neighborhood and any affected vicinity:
The proposed plat does not markedly inhibit sound planning of the City’s growth.
Nothing in the proposal will consistently inhibit or harm the general public health,
safety, and convenience within the neighborhood.
(6) Promotes favorable economic conditions or public welfare within the city:
Additional housing, if constructed, may help alleviate the area’s housing demand.
New agricultural homesteads will enhance the area’s agricultural output.
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(7) Is described in a survey showing all lots subdivided, lot boundaries, existing
buildings, existing and proposed streets, alleys, drainage structures, easements and
other requirements provided to the administrator:
The required items are shown on the final plat survey.
(8) Consists of lots and streets that conform with this Municipal Code; and
All lots meet the minimum A-1 zoning standard if annexed into the City1. No
streets are planned.
(9) Consists of buildable lots that:
a. Abut a public street; or
b. By permanent easement of record, which easement shall run with the burdened
and benefited land, and by construction approved by the administrator, provide
full access to a public street, for free occupancy by public utilities and for free
transit by public safety equipment; and
c. Will have all infrastructure required by law:
The proposal abuts a public right-of-way and an access easement that will provide
convenient and safe access for all shown lots in the proposed development.
1

An alternative zone may be selected by the applicant upon annexation. The A-1 zone is shown as the best zone to
match the presented land use.

B-2)

COMPREHENSIVE PLAN CONSISTENCY
The future land use map describes this area as open space, intended for low impact
development. The proposal is consistent with this designation.

B-3)

TRAFFIC IMPACT
The proposed development will have negligible traffic impact due to the low number of
new lots proposed over a relatively large area. Three county roads: Davidson Rd., Cozy
Corners Rd., and Shady Grove Rd. will evenly distribute additional traffic generated by
this plat, with slightly less traffic generated on Shady Grove Rd.

B-4)

UTILITY DESIGN
No new utility extensions are proposed.

B-5)

STAFF ANALYSIS

General Summary
 The proposal is to subdivide a 50.02-acre tract
into five smaller lots.
 A preliminary plat is not required because the
applicant is not constructing new infrastructure,
all proposed lots will access existing County
roads or will be made accessible through a
dedicated access easement.
 No new land use is proposed; however staff
speculates that the lots will contain residential
homes or small farms.

Key Points:
• Rural subdivision.
• All lots except one access
County roads.
• One lot will use an access
easements.
• Consistent with A-1 zoning

Street Layout and Traffic Flow
5
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All lots will access onto existing roads, Lot 2 will have access to Cozy Corners Rd. through
a dedicated 30 ft. wide private access easement burdening Lot 3.
Street fees are not applicable because the development is occurring in Benton County.

Lot Configuration
 The addition contains lots of various sizes ranging from 4.96 acres to 15.10 acres.
Conditions and Staff Conclusions
 The only condition requires that the plat be filed within 45 days of the approval, which is
also standard practice for plat approval. Staff is supportive of this request.
B-6)





LEGAL NOTICE
Site posted: February 5, 2020.
Newspaper legal notification: February 23, 2020 (Siloam Sunday).
Letter legal notification: February 21, 2020.
Staff received no calls or correspondence on the request.

Fiscal Impact:
Staff does not anticipate any fiscal impacts at this time.
Attachments:
Site Proposal
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PLANNING COMMISSION STAFF REPORT
TO:
FROM:
Cc:
DATE:
RE:

Planning Commission
Justin Bland, City Engineer
Don Clark, Community Development Director
March 2, 2020
Amending Master Street Plan

Recommendation: Approval of the Code change.
Background: The current Master Street Plan (MSP) requires the subdivision developer to pay a
proportionate share of the cost to improve any sub-standard street that connects the subdivision to an
improved or standard street section. This requirement has been in the MSP for over 15 years and this
fee the developer pays is commonly referred to as street fees. However, over the years, it has been very
difficult to apply this fee to projects in an equitable way across the city. There are many examples of
one development being assessed a fee of over $2,000 per lot, whereas a different nearby development
had the fee completely waived for a variety of reasons. In addition, the current fee system utilized a
formula which has proven to be very confusing for developers when they are considering the purchase
of properties. It requires an engineering cost estimate and traffic estimate to know what fee would be
expected. As such, staff has prepared an alternative approach with the intent of simplifying the process.
This alternative approach has two prongs:
1. Improvements to the frontage of the development – The proposal will require the subdivision
developer to construct half street improvements across the project frontage to MSP requirements.
2. Street Impact Fee – A street impact will be assessed for each lot at the building permit stage. This
fee is based upon the actual traffic impact the development will have. The fee will be $25.64 per
trip added to city traffic system. This was calculated by taking what it would cost to upgrade/build
all the collector and arterial streets and dividing it by the potential full build out number of vehicle
trips per day in the system. The total number of trips per day in the system was utilized based on
zoning and the future land use map. By using this flat cost per trip, the street fee becomes a
simple calculation. Just multiply it by the number of trips created by a development (using the
Institute of Traffic Engineer’s Trip Generation Manual) to quickly generate the fee. For instance,
a single family residential lot will create 9.57 trips per day according to the Trip Generation
Manual. Therefore, the fee would be $245.34 (9.57 trips per day x $25.64/trip).
In addition to the street fee revisions, there are also other minor changes included in the proposal:
1. Definitions were added for sidewalk and sidepath
2. Several engineering design specifications were changed in Section 4.1
3. The Master Street Plan map was updated to show the as-built alignment for Simon Sager Dr.

A staff presentation was given at the July 2nd, 2019 Board of Directors meeting to review this approach
with the Board. Staff then conducted a focus group meeting on October 16, 2019 with developers to
discuss the changes and get their feedback. Comments from both meeting were incorporated into
revisions.
Fiscal Impact: This revision will change the street fee structure moving forward.
Attachments:
Attachment A: Redacted Master Street Plan document.
Attachment B: Master Street Plan document.
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1.0 Purpose
In accordance with Resolution No. 11-08 adopting a Comprehensive Plan, the
City of Siloam Springs (hereinafter the City) has developed and adopted a
Master Street Plan (hereinafter the “MSP”) to maximize the efficient, safe, and
orderly flow of traffic through and within the City. The MSP (text and map)
delineates a street system to service Siloam Springs’ current and future needs,
balancing physical constraints, the needs of the individual, and the needs of
the general public to produce an efficient, safe, orderly, and economical street
system for the citizens of Siloam Springs, Benton County, and the State of
Arkansas.
The MSP serves as a framework for the efficient growth and development of
the City providing reasonable guidelines for street development. Among its
purposes are to coordinate private and public sector development activities and
to serve as a framework for funding improvements and additions to the street
system, as growth demands. The MSP is also influenced by the 2035 Northwest
Arkansas Regional Transportation Plan, which was developed through an
exhaustive public participation process by the Regional Planning Commission
to coordinate street planning for all cities in Benton and Washington County.
No specific timeframe has been applied to the MSP, as it is designed as a
“response oriented” document. That is, street improvements will be made
through the efforts of both public and private sectors as property is developed.
The location of designated streets, which do not physically exist at the time of
the MSP’s adoption, are shown as general corridor locations. At the time of
development of an area, the Board of Directors will approve a street’s specific
location, taking into consideration both topography and economics.
Furthermore, the Board may approve revisions to the stated standards and
alignments through a subdivision review process in order to address sitespecific concerns and interests while assuring that the goals of the MSP are
achieved.
The City herein locates and classifies streets in accordance with the Siloam
Springs 2030 Comprehensive Plan and the running Three three Year year Street
street Capital Improvement Plan improvement budgeting schedule so vehicular
traffic and the circulation of people may be convenient, safe, and free from
congestion. Ensuring that this MSP is implemented will secure efficient and
economical development, public safety, order, convenience, prosperity, and the
general welfare of the community.
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Definitions
For the purpose of this MSP, the following words and terms shall be used,
interpreted and defined as set forth in this section. Definitions not expressly
prescribed herein are to be construed in accordance with customary usage in
municipal planning and engineering practice.

AASHTO
The American Association of State Highway and Transportation Officials.
Access Management
The regulation of access via interchanges, intersections, driveways, and median
openings on a roadway. Its objective is to enable access to land uses while maintaining
roadway safety and mobility through the control of access locations, design, spacing
and operations.
Activity Node (Center)
The location where vehicle trips are frequently generated. Examples include large
retail areas, schools and office complexes.
Adequate Public Street
Any street which collects vehicular traffic from a significant development or housing
addition and is used for calculating street fees.
ADT
Average Daily Traffic. The average number of vehicles passing a specific point in each
direction on a street within a 24-hour period.
AHTD
The Arkansas Highway and Transportation Department.
Applicant
Any person, organization, business, or other legal entity who petitions the City for
permission to subdivide or develop unimproved land.
Arterial
A street or right-of-way so classified by the street standards in the MSP, which is a
moderate to high-capacity street or roadway with traffic volume capacity below a
limited access highway. Collector streets generally feed into arterial streets.
Capacity
The maximum number of vehicles reasonably expected to traverse a point or segment
of a lane or roadway during a specified time period.
Center Line
An imaginary line at the crown of a street and/or at the midpoint of the pavement
width.
City
Shall refer to the City of Siloam Springs, AR.
Collector
A street or right-of-way so classified by the street standards in the MSP, which is a
moderate capacity street with traffic volume capacity below an arterial street. Local
streets generally feed into collector streets.
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Continuous Left Turn Lane
The center lane of a three-lane or multi-lane roadway that allows continuous midblock left turning movements in either direction.
Curb Radius
The degree of sharpness or curvature that exists at a street intersection corner. (See
diagram below)

Diagram courtesy of http://www.missionped.org/archive/curbrad.html

Design Speed
The highest, continuously safe, vehicular speed as governed by optimal driving
conditions, street design and the physical features of the street.
Developer
Any individual or legal entity required to possess an approved development permit.
Development
Any construction as defined in Chapter 54 of the Siloam Springs Municipal Code.
Egress
The act of exiting an enclosed area.
Exceptional Traffic
Vehicles with unusually harmful impacts on standard streets due to weight, height,
width, tread, axle load, or similar characteristics. These vehicles generally require special
standards.
Existing Street
Any improved public street or right-of-way, including all street grading, paving, base,
right-of-way widths, curbing, guttering, drainage, sidewalks, and all other street
specifications listed in the MSP.
Grade or Gradient
The pitch of a slope often experienced as a percent tangent, or rise over run.
Horizontal Radius
The radius of the horizontal curve of a road, measured at the centerline.
Ingress
The act of entering into an enclosed area.
Level of Service (LOS)
In order to convert design criteria (volume to capacity ratios, travel speeds) to a
qualitative evaluation of traffic operations as perceived by the roadway user, LOS
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standards are established. These standards measure the operating efficiency of each
roadway or segment thereof. LOS is designated by a letter rating system in which “A”
is the most desirable and “F” is the least desirable. The description of traffic operations
occurring for each LOS is identified as follows.
• LOS “A” describes a condition of free traffic flow, with low volumes and high
speeds. Traffic density is low, with speeds controlled by motorists’ desire, speed limits
and physical roadway conditions. There is little or no restriction in maneuverability
due to the presence of other vehicles and motorists can maintain their desired speeds
with little or no delay. For highways, traffic volumes are less than 35 percent of the
roadway capacity and speeds are unrestricted other than by law.
• LOS “B” represents stable traffic flow, with operating speeds restricted somewhat
by traffic conditions. Motorists still have reasonable freedom to select their speed and
lane of operation. Reductions in speed are not unreasonable, with a low probability of
traffic flow being restricted. Volumes are normally less than 50 percent of the roadway
capacity and speeds of 55 mph or greater are readily maintained on controlled access
highways.
• LOS “C” is still in the zone of stable traffic flow, but speeds and maneuverability
are more restricted by the higher volumes. Most motorists are restricted in their
freedom to select their own speed, change lanes or pass. A relatively satisfactory
operating speed is still obtained. Highways operate at 50 mph or greater and volumes
are less than 75 percent of capacity.
• LOS “D” approaches unstable traffic flow, with tolerable operating speeds being
maintained, although considerably affected by changes in operating conditions.
Fluctuations in volume and temporary restrictions to flow may cause substantial drops
in operating speeds. Motorists have little freedom to maneuver and comfort and
convenience are low, but conditions can be tolerated for short periods of time. Level
“D” operations on a highway occur when volumes are less than 90 percent of capacity
and speeds are restricted by traffic volume to 40 mph.
• LOS “E” represents operations at even lower operating speeds and with volumes
at or near the capacity of the highway. Speeds are typically 30 mph and 100 percent
of capacity is reached. Traffic flow is unstable and there may be stoppages of
momentary duration.
• LOS “F” describes forced flow operation at low speeds where volumes exceed
capacity. These conditions usually result from vehicle queues backing up from a
restriction downstream. Speeds are substantially reduced and stoppage may occur for
short or long periods of time due to downstream congestion. In the extreme, both
speed and volume can drop to zero.
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Local
A street or right-or-way so classified by the standards in the MSP, which is a modest
capacity street with traffic volume capacity below a collector street. Alleyways
generally feed into local streets, which then feed into collector streets.
K-Value
A value describing the rate of vertical change through a curve. More precisely, the
value representing the horizontal distance along a curve required for a one-percent
change in gradient (K = vertical curve length / absolute difference in grade). Also
known as the vertical curve coefficient.
Median
A dividing strip, often landscaped, between opposing lanes of traffic.
Multi-Use Path
A path intended for both pedestrians and other non-motorized vehicles.
Neighborhood
A residential area consisting of several dwellings with a particular character and
identity.
New Street
An improved public street or right-of-way, not yet constructed, including all street
grading, paving, base, right-of-way widths, curbing, guttering, drainage, sidewalks and
any other street specifications listed in the MSP.
No Outlet Street
A street which terminates with no existing or planned secondary egress and ingress.
For the purpose of this definition, a planned secondary egress and ingress shall mean
streets either shown on a future phase of an existing, approved, subdivision or shall
be a street indicated as planned on the Master Street Plan map.
Off-site Street
The portion of a street or right-of-way that does not enter the boundaries of a
development and is not a residential street abutted on both sides by the development,
but provides supporting-street service to the development.
On-Site Street
The portion of a street or right-of-way that enters or is included within the boundaries
of a development.
Pavement Width (cartway)
The surface portion of a street, also referred to as the cartway, measured from the
back of curb or edge of pavement on one side of a street to the back of the curb or
edge of pavement on the other side of the street.
Proportionate Share
A cost contribution a developer shall pay for certain street improvements, as calculated
in this MSP.
Public Carrier Street
The first public street that intersects an Adequate Public Street as traffic egresses
from a development, defined for the purpose of calculating street fees.
Right-of-Way
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The strip of land used for a street dedicated for public use, including land on either
side of the cartway.
Service Volume
The maximum numbers of vehicles that can pass over a given section of land or street
during a specified time period while operating conditions are maintained in accordance
with the selected or specified LOS.
Sidewalk
A paved path, typically 5-6’ wide, for pedestrians in front or on the side of a building
or lot of land lying between the property line and the edge of the street.
Sidepath
A paved path, typically 10-12’ wide, for pedestrians and cyclists in front or on the side
of a building or lot of land lying between the property line and the edge of the street.
A sidepath is typically wider than a sidewalk and intended for bi-directional travel.
Sight Distance
The visibility distance required allowing a motorist to execute safe passing, crossing,
turning, or stopping maneuvers. See also Municipal Code Section 86-1(d)(1)-(4).
Street Costs
The costs of street construction, including right-of-way costs, drainage, grading,
appurtenances, paving, curb and gutter, lighting, utility relocations, labor, signage,
trails, sidewalks, and all other costs of construction by standards in the MSP.
Subdivision Process
The surveying, design, mapping, review, and recording of a plat to indicate the
preliminary or final division of a tract of land into lots or parcels. A subdivision is
reviewed as required by the City’s Subdivision Regulations.
Super-Elevated
The condition where a road or speedway is raised or banked to one side in order to
facilitate high speed traffic at a curve.
Supporting Street Service
The part of a street that is demarcated by two points for the purpose of calculating
street fees as defined as part of this MSP.
Through Traffic
Non-local trips that do not terminate in the area through which they are traveling.
Urban Area
An area within the City limits, or within more than one city when there is a common
city boundary, including adjoining incorporated and unincorporated areas which meet
certain population, size, or density criteria (as defined by the U.S. Census Bureau).
Volume/Capacity (V/C) Ratio
The ratio of traffic demand (volume) to street capacity for a traffic facility.
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Street Classifications
In order to provide a street network that will operate efficiently, it is important
to recognize the dual traffic function of urban streets. The street system of any
given community has two major traffic functions: moving traffic between
dispersed points and providing access to individual properties. Because of the
opposing characteristics of these two functions, no single street type can safely
or efficiently meet all traffic needs. For instance, a major street designed for
high speed and high traffic volume cannot function safely or efficiently if traffic
movements to and from adjacent properties consistently interrupt traffic flow.
Therefore, criteria for street classifications can aid the City in defining streets
where land access is a primary function and those streets where traffic
movement is the primary function.
There is no simple method for classifying an existing street and there does not
seem to be any method that will fit universally. However, some basic criteria
exist which ensures that planned streets are consistent with the specified street
classifications. The three basic criteria proposed for the City system are: (1)
function, (2) spacing, and (3) recommended right-of-way width.
3.1

AHTD Functional Criterion.
The purpose of the AHTD functional criteria, when relating to new
development, is to establish the street type early in the development
process so that reasonable configuration, spacing, and right-of-way can
be established.
Functional criteria are also used to define street design types of
established streets. These criteria cannot always apply to existing areas
without conflict. In some cases a street may operate at a different level
than for what it was originally designed due to the intensity of
development or other circumstance. In such cases, these streets might
be modified to accommodate the additional traffic, traffic rerouted to
alternative streets, or a lower LOS might be accepted on the street.
It is important to note that where traffic volumes exceed street design
capacity, it is not necessary to reclassify the street to a higher functional
class. The City, by establishing the street function, affects the intensity
level of future land use activities that may be permitted along the street
(see the chart on page 15). For example, more intense activities may be
placed along major streets and less intense activities along minor
streets.
3.1.1 Spacing Criteria.
The spacing criteria regulates the frequency of intersections or
drives that access the street. The criteria are important as a
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means for conveying traffic efficiently and conveniently.
Intersection spacing results in a street system where motorists
can easily maneuver on streets that carry high volumes of crosstown traffic. Higher traffic volume streets require greater
intervals between intersections of streets of the same or higher
functional class.
The spacing criteria are also used as a means for limiting public
and private expenditures for street construction. By establishing
intersection spacing, the need for larger, more expensive, streets
is reduced. Spacing intervals are established according to cross
street functions. For example, minor streets, which have low
volume traffic, will be spaced closer than major streets, which
carry high volumes.
Finally, the spacing criteria ensures a comprehensive street
network. Without consistent spacing, traffic movement through
and within the urban area would be difficult. The spacing criteria
will ensure that major streets will not be over or under
represented in certain areas. Furthermore, it ensures that minor
streets will adequately serve to channel traffic to and from high
volume streets. See the City’s Subdivision Regulations Sec. 87-36
for more information on the spacing criteria.
3.1.2 Width Criteria.
The width criteria are used to ensure that streets have an
adequate capacity to handle expected traffic volumes. This
criteria is in concert with the functional criteria. For example,
streets which move high volumes of traffic for long distances
require greater width than streets that move traffic to, from, and
within residential areas. See the design standards, Sec. 4.0, for
more information on width criteria.
3.2

Street Classifications
This MSP establishes six (6) functional classes of streets: Principal
Arterial, Minor Arterial (Parkway), Collector, Major Local, Minor Local,
and Alleyway. Minor Local and Alleyway are defined in the City’s
Subdivision Regulations. All street classifications must be designed to
one of the six street classes. As development occurs along existing or
future street locations, the subdivision developer is required to improve
or construct the affected street to the needed design standard as
determined by the City Engineerdescribed in Section 4.7. In addition to
the above, or the developer must contribute a proportional share to the
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Three Year City Capital Improvement Plan street impact fees, as
described in section 5.0, will be assessed to the development.
As part of the MSP, a bike lane (a stand-alone lane designated only for
bicyclists) is an optional design on any street classification, except for
major arterials and alleyways. The specific design will depend on current
and future needs and will be determined by the City Engineer and
approved by the Board of Directors. Generally speaking, bike paths will
be designated as part of the sidewalk within the street right-of-way.
Furthermore, street standards may be altered, at the discretion of the
City Engineer, in pedestrian sensitive areas.
For the purposes of administering street development fees for the
utilization of City streets by new developments, the City has adopted a
LOS “C” as its street service capacity. See sections 4.9 and 4.10 of the
MSP.
3.2.1 Principal Arterial
The primary function of a Principal Arterial is to serve through
traffic and to connect major traffic generators or activity nodes
within an urbanized area. As these roads are designed for
through traffic and are generally located three or more miles
apart, dedication of additional right-of-way is required to allow
for future expansion to six through lanes plus left and right turn
lanes. Generally a right-of-way of eight-nine (89) to one-hundred
(100) feet is recommended, but may vary due to topography,
floodway, or other constraints. A landscape buffer with sidewalks
is required on each side of the right-of-way with the potential of
a divided median at the centerline (or center turn lane). On-street
parking is prohibited. The service capacity of a Principal Arterial
Street at LOS “C” shall be 30,000 vehicles per day (35,000
vehicles per day with left turn bays).
3.2.2 Minor Arterial (Parkway)
The Minor Arterials provide the connections to and through an
urban area. Their primary function is to provide short distance
travel within the urbanized area. Generally these streets are
spaced at one-mile intervals and have a recommended right-ofway width of seventy-eight (78) feet to one-hundred (100) feet,
but may vary depending on topography, floodway, or other
constraints. As Minor Arterials are high volume roads, a minimum
of four (4) travel lanes is required with landscape buffer and
sidewalks on each side of the right-of-way with the potential of a
divided median at the centerline (or center turn lane). A divided
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center lane is strongly encouraged for access management and
safety. On-street parking is prohibited. The service capacity of a
Minor Arterial Street at LOS “C” shall be 18,000 vehicles per day
(22,000 vehicles per day with left turn bays). The service capacity
of a Parkway at LOS “C” shall be 20,000 vehicles per day (24,000
vehicles per day with left turn bays).
A lesser design classification may be acceptable in areas of
rugged topography or other constraints. This lesser standard
should only be used in cases where unusual conditions would
substantially reduce or eliminate direct access to the street and
the surrounding development density.
3.2.3 Collector
A Collector Street functions as the traffic connection from
residential streets to Arterials or to activity centers, with the
secondary function of providing access to adjoining property. The
Collector system should not be continuous but should direct
traffic to Arterials. Collectors are generally spaced a quarter to
half mile apart. The recommended right-of-way width is sixtyseven (67) to eighty (80) feet; however, during any subdivision
platting process, the City reserves the right to specify the exact
locations and facility needs as determined by the City Engineer
and approved by the Board of Directors. The service capacity of
a Collector Street at LOS “C” shall be 6,000 vehicles per day
(9,000 vehicles per day with left turn bays).
The spacing of Collectors may be decreased and/or the right-ofway and paving surface increased due to the density
requirements of residential or commercial development or other
large traffic generators. A landscape buffer with sidewalks is
required on each side of the right-of-way with the potential of a
divided median at the centerline (or center turn lane). On-street
parking is prohibited.
3.2.4 Major Local
A Major Local Street is defined as a Collector street that primarily
fronts residential and light commercial property with a
recommended fifty-two (52) to seventy (70) foot right-of-way.
On street parking is permitted on a case by case basis. A
landscape buffer with sidewalks is required on each side of the
right-of-way. Internal access streets for commercial
developments may be dedicated to the City, but must be
designed to Major Local standards. Access streets may employ
Revision 6-4-193-3-20. No. 129

13

City of Siloam Springs
400 N. Broadway, Siloam Springs, AR 72761

20192020

traffic calming measures. The service capacity of all Local Streets
at LOS “C” shall be 5,000 vehicles per day.
3.2.5 Lower Street Classes (Subdivision Regulations)
Minor Local and Alleyways are considered Lower Street classes,
with lower design standards. The design standards for Minor
Local and Alleyways are found within the Siloam Springs
Subdivision Regulations. See also Section 4.8 of the MSP.

4.0 Design Standards and Specifications
Street design standards promote traffic safety, continuity in street
improvements, and orderly development of the street system. Right-of-way
widths accommodate adequate space for travel lanes plus adequate space
between the curb and the adjacent property line to allow for placement of
multi-use paths and utilities services, including storm sewers, sanitary sewers,
gas, electricity, telephone, and cable lines. The typical standards are presented
in the following table, for cross sections go to pages 25 thru 26. Note: Some
street designs may require cross sections to be altered to accommodate unique
site conditions, especially at street intersections.
As stated in the 2035 Northwest Arkansas Regional Transportation Plan (page
48), the City Engineer may require additional right-of-way for areas containing
significant topographic reliefs, horizontal curve tangents, intersections, turning
lanes, acceleration and deceleration lanes, utilities, sidewalks, sight distance,
poor visibility, and may require upgrading the street class in areas where
increased traffic generation demands additional street capacity.

THIS SPACE INTENTIONALLY LEFT BLANK
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Design Specifications2
Design Consideration

(assume feet if not otherwise denoted)

Design Speed (mph)
Design ADT
Minimum Grade at Centerline (%)
Maximum Grade at Centerline (%)
Minimum Stopping Sight Distance
Minimum Horizontal Radius at centerline
Minimum K value – Crest Vertical Curve (ft/%)
Minimum K Value – Sag Vertical Curve (ft/%)
For super-elevated
Minimum Horizontal Tangent Distance
between Reverse Curves
Standard Right-of-Way
Minimum Paved Street Width (B of C)
Minimum Curb Radius
Number of Lanes
Suitable Land Use Units

3

Principal
Arterial

Minor
Arterial

Collector
Street

Major
Local

555
35,000+
1
5
495425
1,8351,400
11484
11596
Per AHTD

5040
22,000+
1
7
425305
1,400900
8444
9664
Per AHTD

4530
9,000+
1
10
360200
900450
6119
7937
N/A

3525
5,000
1
12
250155
455150
2912
4926
N/A

300

200

100

50

90
594
50
5
1, 5, 8 thru
22.

801
48
40
4
1, 4 thru
22

701
37
30
3 or 24
1, 4 thru 19,
21, 22

601
32
30
24
1 thru 12,
19

Notes for Table 4.1:
1
Except in constricted areas where reduced standards apply.
2
All minimum design standards shall comply with AASHTO Policy Design Manual, latest Edition.
3
For Use Unit descriptions, go to Municipal Code Chapter 102-41.
4
Two lanes with widened intersections.

4.2

Intersections.
4.2.1 Angles.
Intersections should be as nearly at right angles as possible;
intersections at an angle of less than seventy-five degrees (75˚)
are discouraged. A greater curb radius may be required by the
Board of Directors. A maximum of two streets should intersect at
a common point.
4.2.2 Street Jogs.
Street intersections shall not jog between center line offsets less
than one-hundred and twenty-five (125) feet.

4.3

“No-outlet” streets.
4.3.1 Turnaround area.
Fire apparatus turnaround provisions shall be in place for any
single-access street in excess of one hundred and fifty (150) feet
in length.
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a. Permanent Turnaround area.
Paved minor terminal streets designed with one end closed
(“no-outlet streets”) shall, at the closed end, provide a circular
cul-de-sac turnaround area of not less than ninety-six (96)
feet diameter from face to face of the curb meeting city
standards.
b. Temporary turnaround area.
1. Temporary turnaround options are allowed as listed in the
current adopted Arkansas Fire Prevention Code, provided
that they are:
i.) Constructed of a paved all-weather construction that is
able to handle 75,000 pounds of fire apparatus, and
ii.) On a phase line of a planned phase development.
2. Special approval may be considered by the fire code official
to use gravel or interlocking pavers with regards to the
continued phases of a development subject to the above
conditions. However, if they are in place for longer than
one (1) year it is the responsibility of the owner/developer
to convert into a paved turnaround.
4.3.2 Street length.
a. A “no-outlet” street shall not exceed seven-hundred and fifty
(750) feet in length, except by variance issued by the Board of
Adjustment upon the Board’s finding of a hardship arising from
unique characteristics of the property and recommendation of the
fire code official.
b. A variance shall not be issued for any “no-outlet” street exceeding
one-thousand-two hundred and fifty (1,250) feet in length unless
such variance includes conditions that the applicant must provide
emergency service improvements including, but not limited to,
residential fire suppression sprinklers, additional fire hydrants, or
other features as recommended by the fire code official.
Automatic fire sprinkler systems shall be installed in all dwelling
units, located beyond the 1,250’ limit, per NFPA (National Fire
Protection Association) 13, 13R and or 13D and the current
adopted Arkansas Fire Prevention Code.
c. Notwithstanding, a “no-outlet” street, regardless of length and
regardless of planned secondary egress and ingress, shall not
service more than thirty (30) dwelling units. No variance shall be
issued to exceed the thirty (30) dwelling unit limitation.
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d. Any permanent “no outlet” street shall reduce the required
maximum fire hydrant spacing along the street by one-hundred
(100) feet.
e. The length of “no-outlet” streets shall be the distance of the
street centerline measured from the center of the closed-end
turn-around, to centerline of the nearest through street that
intersects the “no-outlet” street.
4.4

Private Streets.
There shall be no private streets platted in a residential subdivision,
unless in the P-D zone, pursuant of Municipal Code Sec. 102-56(g).

4.5

Points of Access.
The Board of Directors may limit the points of access on arterial and/or
collector streets or require shared access driveways.

4.6

Shortcuts.
The location and alignment of local-service streets should discourage
shortcuts between major thoroughfares.

4.7

Required Street Improvements.
4.7.1 Improvements.
Streets shall be improved by the applicant by the requirements
established by the Board of Directors in accordance with City
standards for acceptance of dedication and maintenance of
streets.
4.7.2 Curbs, Gutters, and Sidewalks.
a. All streets shall include curbs, gutters, sidewalks, and street
lighting, unless they access residential lots that exceed one acre
that are in the R-E zone or are outside of the City limits, but
within the City’s Planning Area. In such cases, the City Board of
Directors shall establish the reduced standards, provided that
sidewalks shall still be included.
b. Street lighting poles and fixtures must be approved by the City’s
Electric Department and will be installed by the City at the
applicant’s expense.
c. Curbs and gutters shall conform to City standards.
d. All street improvements shall conform to storm water and
drainage standards as set forth in the most recent update of
Siloam Springs Drainage Manual.
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e. All sidewalks, sidepaths, etc. shall be constructed per the widths
described in the most-recently adopted NWA Bicycle and
Pedestrian Plan, whichever is greater.
4.7.3 Street Signs.
The City will install street signs at the applicant’s expense.
4.7.4 On-Site Streets.
Developer shall construct all on-site streets as follows:
a. Minor or Major Local Streets. If the development plan provides
for a Minor or Major Local Street within the development, the
developer shall construct the street according to City
standards, which cost shall be borne by the developer.
Pursuant to Section 4.4, said street(s) shall be dedicated to
the City upon acceptance of the street infrastructure as
constructed to the City’s minimum standards.
b. Collector Street or Larger Street.
1. The developer shall construct the street according to
Collector or larger standards as shown on the MSP, which
cost shall be shared by the City and the Developer. Upon
City’s inspection and approval of the completed street, the
City shall reimburse developer for the difference in cost
between constructing to Local Street standards compared
with the costs of constructing a Collector (or larger) standard
shown on the MSP map. If the traffic impact of the new
development exceeds Local Street standards, the City shall
reimburse developer only for any difference in cost between
constructing to MSP Collector Street standards (for the
development’s traffic load) compared with costs of
constructing the Arterial or larger street as shown on the MSP
map.
2. If the street is not on the Public Works three-year capital
improvement plan, the city reserves the right to request for
the developer to construct the street to Major Local Street
standards while also dedicating the necessary right-of-way
for the larger street section. This would allow for the City
to widen the street to MSP standards in the future.
3. Construction shall comply with bid procedures governing City
projects.
4.7.5 Frontage Streets.
a. If the frontage of a development has not been improved to
MSP standards, the developer shall construct “half-street”
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improvements and dedicate corresponding right-of-way per
the MSP.
b. However, if the existing street corridor is constricted by
utilities, natural features, etc., such that the City would not
widen the street to MSP standards during a street
improvement project, the City reserves the right to request a
reduced street section for the “half-street” improvements.
c. The City reserves the right to accept a cash fee in lieu of halfstreet improvements for any frontage improvements. This fee
shall be calculated by the developer’s engineer and approved
by the City Engineer.
4.7.6 Off-site Unimproved Streets.
a. If a development connects to an unimproved (i.e. gravel, dirt,
too narrow, etc.) road, the developer shall be responsible for
improving street as described in section 4.7.4 On-Site Streets.
b. However, if the existing street corridor is constricted by
utilities, natural features, etc., such that the City would not
widen the street to MSP standards during a street
improvement project, the City reserves the right to request a
reduced street section.
c. The City reserves the right to accept a cash fee in lieu of
street improvements. This fee shall be calculated by the
developer’s engineer and approved by the City Engineer.
4.7.7 Design Standards.
The design and location of street grading, curbs, pavement,
drainage, and public utilities shall be reasonably directed by the
Administrator or his designee in order to enhance its compatibility
with subsequent construction of any larger thoroughfare shown
on the MSP.
4.7.8 Safe Ingress and Egress.
The developer shall construct on-site or off-site streets as
necessary to provide safe ingress and egress from the
development to an adequate public street (defined on MSP Sec.
2.0).
a. Safe ingress and egress shall mean a thoroughfare that:
1. is sufficiently wide to allow safe passage of vehicles
ordinary for that location;
2. has shoulders or similar areas sufficient for safe passage
of pedestrians ordinary for that location; and
3. has a paved, uniform surface without irregularities
dangerous to vehicles tires or to drivers steering control.
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Alleyways.
4.8.1 Placement.
Alleyways may be required at the rear of commercial lots. Alleys
are permitted in residential blocks when the applicant provides
satisfactory evidence to the Planning Commission and the Board
of Directors for their need. Intersections, sharp changes in
alignment, and dead-ends shall be avoided when possible.
4.8.2 Design Standards.
Consult the City’s Subdivision Regulations for alleyway design
standards.

4.9

New or substandard streets.
4.9.1 Construction.
Developer shall construct new on-site and off-site streets, and
shall improve existing on-site and off-site streets not meeting
MSP standards, as follows:
a. Residential Streets. If the development plan provides for a Minor
Local Street, the developer shall construct the street according to
Subdivision Regulations standards, which cost shall be borne by the
developer.
b. Major Local or Larger Street. If the development plan and MSP
provide for a Collector or larger street, and
1. The street is listed on the City’s Three Year Street Capital
Improvement Plan as a:
i.) Substandard Street (existing): The developer shall pay a
proportionate share of the costs of improving the street to
MSP or Subdivision Regulation standards, which costs shall
be reasonably estimated by the developer, subject to the
approval of the City Engineer.
ii.) New Street: The developer shall construct the street
according to Major Local or larger standards as shown on
the MSP, which cost shall be shared by the City and the
Developer. Upon City’s inspection and approval of the
completed street, the City shall reimburse developer for the
difference in cost between constructing to Local Street
standards compared with the costs of constructing a
Collector (or larger) standard shown on the MSP map. If the
traffic impact of the new development exceeds Local Street
standards, the City shall reimburse developer only for any
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difference in cost between constructing to MSP Collector
Street standards (for the development’s traffic load)
compared with costs of constructing the Arterial or larger
street as shown on the MSP map.
iii.) Construction shall comply with bid procedures governing
City projects.
2. The street is not listed on the City’s Three Year Street Capital
Improvement Plan:
i.) The developer shall construct the street to MSP standards
for the development’s traffic load and shall dedicate to the
City the right-of-way required for any larger thoroughfare
shown on the MSP.
c. Fire Access Roads. Whenever permanent fire apparatus access
roads are required, said roads shall be designed and built to have
sufficient width, turning radii, gradients and load bearing capacity
to permit ingress and egress by any Siloam Springs Emergency
Service vehicles in service at the time of construction, subject to
the approval of the City Engineer. Said roads shall be hardsurfaced with concrete, asphalt or similar material. Gravel
roadways are not acceptable. All costs of design, construction and
maintenance shall be the responsibility of the record owner. Fire
access roads may not be dedicated to the City of Siloam Springs
without the approval of the City’s Board of Directors.
4.9.2 Design Standards.
The design and location of street grading, curbs, pavement,
drainage, and public utilities shall be reasonably directed by the
Administrator or his designee in order to enhance its compatibility
with subsequent construction of any larger thoroughfare shown
on the MSP.
4.9.3 Safe Ingress and Egress.
The developer shall construct on-site or off-site streets as
necessary to provide safe ingress and egress from the
development to an adequate public street (defined on MSP Sec.
2.0).
a. Safe ingress and egress shall mean a thoroughfare that:
1. is sufficiently wide to allow safe passage of vehicles
ordinary for that location;
2. has shoulders or similar areas sufficient for safe passage
of pedestrians ordinary for that location;
3. has a paved, uniform surface without irregularities
dangerous to vehicles tires or to drivers steering control.
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4.10 Recently constructed streets.
The developer shall pay a proportionate share of the City’s costs of
improvements to any on-site or off-site street existing, or under
construction, at the time of the development permit, provided that the
City’s costs were incurred within seven (7) years preceding the permit,
or were incurred following the permit under circumstances not
addressed in subparagraph (4.9) above.
4.10.1 Extraordinary costs.
Developer shall pay, as additional costs, all extraordinary
expenses of street construction or maintenance required by the
development’s exceptional traffic.
4.10.2 Proportionate share.
The consulting engineer shall submit an itemized construction
estimate of the developer’s proportionate share of the street
improvements. A development’s proportionate share of street costs
shall be calculated as:
PS = (CLF x SSS) x P
where PS =
proportionate share
CLF =
street cost per linear foot (estimated or actual cost)
SSS =
supporting street service
P
=
percentage of street traffic load generated by the
development, calculated as:
P = T/SC (where T
= Average trip-ends generated by the
development, as provided by the
International Traffic Engineers (ITE)
manual, and
SC = service capacity (traffic) of the street, as
provided by the MSP.)
4.10.3 Supporting street service. Supporting street service shall
mean the public street between points A and B, as follows:
a. Point A:
The midline of the street where vehicles leaving the
development first gain access to any off-site public street, a “public
carrier street”, as determined by the City Administrator’s
reasonably-estimated route(s) of the vehicles;
b. Point B:
The midline of the first adequate public street
intersected by the public carrier street, as determined by the City
Administrator’s reasonably-estimated route(s) of the vehicles.
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Property value. Property value shall be fair market value
determined at the time of preliminary plat approval, plus interest
at the lowest average rate paid on U.S. Treasury bills.

Access Management
Access Management is the regulating of vehicular access to streets in
such a way as to preserve vehicular and pedestrian safety as well as
reasonable traffic flow, while permitting needed access to adjoining land
uses. There are different levels of access management that are
employed based on traffic demand and LOS of any given street or
roadway. These are high, medium, and low levels of design
implementation. High standards use a center median to restrict left turn
movements to signalized intersections or designated mid block u-turn
locations. Medium standards consolidate driveways and parking areas
into single access points in order to limit street curb cuts. Finally, low
standards limit access at problematic intersections. All levels of access
management should be used in various forms for street construction
under this plan and regulated specifically through land use controls.

5.0 Street Impact Fees
5.1

Applicability.
The provisions of this section shall apply to only the territory within the
corporate limits of the City of Siloam Springs.

5.2

Intent.
The intent of this section is to ensure that impact-generating
development bears a proportionate share of the cost of improvements
to the City's major street systems; to ensure that the proportionate
share does not exceed the cost of providing major roadways and
parks; and to ensure that funds collected from impact-generating
development are actually used to construct major system
improvements that serve new development. It is further the intent of
this section to use street impact fees to implement the City’s Master
Street Plan.
It is not the intent of this section to collect any money from any
impact-generating development in excess of the actual amount
necessary to offset demands generated by that development for major
street system improvements for which the fee was paid.
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Time of Fee Obligation and Payment .
On and after the effective date of this section, any person who causes
the commencement of impact-generating development shall be
obligated at that time to pay a street impact fee, pursuant to the terms
of this section. The obligation to pay the impact fees shall run with the
land.
The fee shall be determined and paid prior to the issuance of the
building permit. The applicant for the building permit shall be
responsible for paying the fee.

5.4

Exemptions .
The following shall be exempt from the terms of this section. An
exemption must be claimed at the time of application for a building
permit.
a. Alterations of an existing dwelling unit where no additional dwelling
units are created.
b. Replacement of a destroyed or partially-destroyed, beyond 50
percent (50%) of its replacement value, residential building or
structure with a new building or structure of the same use and
same number of dwelling units.
c. A residential building that is moved from within the City of Siloam
Springs to another site within the City and that continues to be
utilized for residential use.
d. Replacement of destroyed or partially-destroyed, beyond 50
percent (50%) of its replacement value, nonresidential building or
structure with a new building or structure of the same gross floor
area and land use.
e. A nonresidential building that is moved from within the City of
Siloam Springs to another site within the City providing the use
remains the same. Any change in use that increases potential
traffic generation and/or increase in floor area of this moved
nonresidential building are subject to impact fees.
f. Any development for which a completed application for a building
permit was submitted prior to the effective date of this section or
for which a site plan review has been approved, provided that the
construction proceeds according to the provisions of the permit or
review and the permit or review does not expire prior to the
completion of the construction.
g. The City Engineer shall determine the validity of any claim for
exemption pursuant to the criteria set forth in this section.
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h. In order to promote the economic development of the City or the
public health, safety, and general welfare of its residents, the Board
of Directors may agree to waive some or all of the impact fees
imposed on a proposed development or redevelopment. Any such
decision to waive impact fees on behalf of an applicant shall be at
the discretion of the Board of Directors and shall be made pursuant
to goals and objectives articulated by the Board of Directors.
i. Impact fees shall not be collected in the H1-DT overlay zoning
district.
j. Apart from the exceptions indicated in this section, no waivers shall
be granted for any required impact fees.
5.5

Fee Determination.

5.5.1 Base Fee.
Any person who applies for a building permit for an impactgenerating development, except those exempted, shall pay a street
impact fee in accordance with the following fee schedule prior to
issuance of the building permit. If any credit is due, the amount of
such credit shall be deducted from the amount of the fee to be
paid. If the use is not listed in the following fee schedule, it shall be
calculated by calculating the number of trips per unit with the latest
edition of the ITE Trip Generation Manual and a base amount of
$25.64 per trip.
Land Use
Single-Family Detached
Multi-family
Hotel/Motel
Retail/commercial
Office
Hospital
Industrial
Warehouse
Mini-Warehouse
Fast-Food w/ Drive Thru
Sit-Down Restaurant
Utility

ITE Code
210
220
310/320
820
710
620
130
150
151
834
832
170

Unit
Dwelling
Dwelling
Room
1,000 sf
1,000 sf
1,000 sf
1,000 sf
1,000 sf
1,000 sf
1,000 sf
1,000 sf
Employee

Trips Per Unit
9.57
6.63
8.23
42.92
11.01
16.78
6.96
4.96
2.5
496.12
130.34
3.28

$/Unit
$245.37
$169.99
$211.02
$1,100.47
$282.30
$430.24
$178.45
$127.17
$64.10
$12,720.52
$3,341.92
$84.10

5.5.2 Exemptions.
a. For certain types of commercial development located on
commercial corridors, city staff may reduce the number of
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trips generated by using a trip by-pass ratio of up to 50
percent (50%).
If the type of impact-generating development for which a
building permit is requested is not specified on the above
schedule, the impact fee administratorCity Engineer shall
determine the fee on the basis of a comparable type of land
use by trip generation rates contained in the most current
edition of the report titled Trip Generation, prepared by the
Institute of Transportation Engineers (ITE), or articles or
reports appearing in the ITE Journal.
In many instances, a particular structure may include
auxiliary uses associated with the primary land use. For
example, in addition to the actual production of goods,
manufacturing facilities usually also have office, warehouse,
research, and other associated functions. The impact fees
generally are assessed based on the primary land use. If the
applicant can document that a secondary land use accounts
for over 25 percent (25%) of the gross floor area of the
structure, and that the secondary use is not assumed in the
trip generation or other impact data for the primary use,
then the impact fees may be assessed based on the
disaggregated square footage of the primary and secondary
land use. However, when located within shopping centers,
fast-food restaurants and service stations (convenience
stores with gasoline sales) shall be considered primary uses.
If the type of impact-generating development for which a
building permit is requested is for a change of land use type
or for the expansion, redevelopment, or modification of an
existing development, the fee shall be based on the net
increase in the fee for the new land use type as compared to
the previous land use type.
In the event that the proposed change of land use type,
redevelopment, or modification results in a net decrease in
the fee for the new use or development as compared to the
previous use or development, there shall be no refund of
impact fees previously paid.

Use of Fees.
5.6.1 Street Impact Fee Account.
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a. A Street Impact Fee Account fund that is distinct from the
general fund of the City is hereby created, and the impact
fees received will be deposited to it.
b. The street impact fee account shall contain only those street
impact fees collected pursuant to this section plus any
interest which may accrue from time to time on such
amounts.
c. Funds in the impact fee account shall be considered
obligated in the order collected, on a first-in/first-out basis.
d. The funds in the impact fee account shall be allocated only
for the following:
i. To construct roadway system and street improvements;
ii. To pay debt service on any portion of any current or
future general obligation bond or revenue bond issued
after the effective date of this section and used to
finance major street system improvements of the type
reflected in the title of the account;
iii. As described in subsection 5.7,- Refunds;
iv. As described in subsection 5.8,- Credits;
e. The funds in each impact fee account shall not be used for
the following:
i. Rehabilitation, reconstruction, replacement or
maintenance of existing facilities except to the extent
that the projects increase the capacity to serve new
development;
ii. Ongoing operational costs;
iii. Debt service for any past general obligation bond or
revenue bond issued prior to the effective date of this
section, or any portion of any current or future bond
issued after the effective date of this section and not
used to finance major street improvements of the type
reflected in the title of the account.
5.7

Refunds.
5.7.1
Timeframe for Refund
Any monies in the impact fee fund that have not been spent
within seven (7) years after the date on which such fee was
paid shall be returned to the owners of the impacted property
after seven (7) years with earned interest since the date of
payment.
a. Notice of the right to a refund, including the amount of the
refund and the procedure for applying for and receiving the
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refund, shall be sent or served in writing to the property
owner(s) holding title to the affected property seven (7)
years after the impact fee assessment . Said notice shall be
within thirty (30) days of the date the refund becomes due.
The sending by first class mail of the notices to all present
owners of record shall be sufficient to satisfy the notice
requirement.
b. The refund shall be made on a pro rata basis, and shall be
paid in full within ninety (90) days of the date certain upon
which the refund becomes due.
5.7.2 Expired Permits
If an applicant has paid an impact fee required by this section
and the building permit later expires without the possibility of
further extension, and the development activity for which the
impact fee was imposed did not occur and no impact has
resulted, then the applicant who paid such fee shall be entitled
to a refund of the fee paid, without interest. In order to be
eligible to receive such refund, the applicant who paid such fee
shall be required to submit an application for such refund
within thirty (30) days after the expiration of the permit or
extension for which the fee was paid.
a. At the time of payment of any impact fee under this
section, the City Engineer shall provide the applicant paying
such fee with written notice of those circumstances under
which refunds of such fees will be made. Failure to deliver
such written notice shall not invalidate any collection of any
impact fee under this section.
5.8

Credits .
Credit against the street impact fee shall be provided for contributions
toward the cost of major street system improvements. Approved
credits for the major street system improvements shall generally
become effective when the improvements are completed and accepted
by the Board of Directors under the provisions of a prior agreement.
All impact fee credits shall have a reading at one regularly scheduled
Board of Directors meeting prior to its passage and approval at any
subsequent regular Board of Directors meeting.
No credit will be applied to the street impact fee for dedication of
right-of-way because no right-of-way costs shall be included in the
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calculation of the street impact fee. No credit will be applied to the
street impact fee for improvements to the major street system that
primarily serves traffic generated by the developer’s impact-generating
development, such as acceleration or deceleration lanes into and out
of the said development.
In order to receive credit for major street and system improvements,
the developer shall submit complete engineering drawings,
specifications, and construction cost. The City Engineer shall determine
the amount of credit due based on the information submitted, or
where such information is inaccurate or unreliable, then on alternative
engineering or construction costs acceptable to the City Engineer.
To qualify for an impact fee credit, the developer must enter into an
agreement with the City as approved by the Board of Directors. The
developer agreement shall specify the following:
a. The amount of the credit;
b. How the credit will be allocated within the development; and
c. Whether and how the developer will be reimbursed for any
excess credit beyond the impact fees that would otherwise be
due from the impact-generating development.
Unless otherwise specified in a developer agreement, in the event that
the impact-generating development for which credits have been issued
is sold to a different owner or owners, the credits usable by each new
owner shall be calculated in terms of a percentage of the impact fees
that would otherwise be due from the entire development. If the total
amount of development is not known, the maximum potential
development under existing development regulations shall be
assumed. This percentage reduction will be applied to all impact fees
assessed within the development until the total amount of the credits
is exhausted or the development is completed, whichever occurs first.
The right to claim credits shall run with the land and may be claimed
only by owners of property within the development for which the land
was dedicated or the improvement was made. Credits issued for a
particular development shall not be transferable to another
development.
Credits provided pursuant to this section shall be valid from the
effective date of such credits until ten (10) years after such date or
until the last date of construction within the development or project for
which the credits were issued, whichever occurs first.
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Applicants may also obtain credits for major street system
improvements completed prior to the effective date of this section, and
may use such credits to reduce the impact fees due after the effective
date of this section for major street system improvements within the
same impact-generating development for which the credits were
issued. Application for such credits must be made, on forms provided
by the City, within two (2) years after the effective date of this section.
In the event that the impact-generating development for which the
credits are claimed is partially completed, the amount of the credits
shall be reduced by the amount of the impact fees for major street
system improvements that would have been charged for the
completed portion of the development had this section been in effect.
In the event that the impact-generating development project is fully
completed, no credits shall be issued.
5.9

Miscellaneous Provisions.
5.9.1 Miscellaneous
a. Nothing in this section shall restrict the City from requiring
the construction of reasonable project improvements
required to serve the development project, whether or not
such improvements are of a type for which credits are
available under subsection K5.8, Credits.
b. The Community Development Department shall maintain
accurate records of the impact fees paid, including the
name of the person paying such fees, the project for which
the fees were paid, the date of payment of each fee, the
amounts received in payment for each fee, and any other
matters that the City deems appropriate or necessary to the
accurate accounting of such fees. Records shall be available
for review by the public during normal business hours and
with reasonable advance notice.
c. Upon request by the Board of Directors, the City Engineer
shall present to the Board of Directors a proposed capital
improvements program that shall assign monies from each
impact fee fund to specific projects and related expenses
for eligible improvements of the type for which the fees in
that fund were paid. Any monies, including any accrued
interest, not assigned to specific projects within such capital
improvements program and not expended pursuant to
subsection 5.7, Refunds, or subsection 5.8, Credits shall
be retained in the same impact fee fund until the next
calendar year.
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d. The City shall be entitled to retain not more than two
percent (2%) of each impact fee collected as payment for
the expenses of collecting the fee and administering this
section. In the case of refunds of impact fees under
subsection 5.7, Refunds, the City shall be entitled to retain
not more than an additional two percent (2%) of the impact
fee payment made by the applicant as payment for the
expenses of processing the reimbursement request.
e. If an impact fee has been calculated and paid based on a
miscalculation or misrepresentation, it shall be recalculated.
a. Any amounts overpaid by an applicant shall be refunded to
the applicant within thirty (30) days after the acceptance of
the recalculated amount, with interest since the date of
such overpayment.
b. Any amounts underpaid by the applicant shall be paid
within thirty (30) days after the acceptance of the
recalculated amount, with interest since the date of such
underpayment.
c. In the case of an underpayment, the City shall not issue
additional permits, licenses, certificates, or approvals for the
impact-generating development for which the impact fee
was previously underpaid until such underpayment is
corrected, and if amounts owed to the City are not paid
within thirty (30) day of notifying the applicant of the
underpayment, the City may also rescind permits issued in
reliance on the previous payment of such impact fee.
d. The impact fees and the administrative procedures
established by this section shall be reviewed at least once
every three (3) years.
Appeals.
5.10
Any determination made by the City Engineer charged with the
administration of any part of this section may be appealed to the City
Administrator within thirty (30) days from the date of the decision.
5.11 Violation .
Furnishing false information on any matter relating to the
administration of this section, including without limitation the expected
size, use, or impacts from a proposed impact-generating development,
shall be a violation of this section.
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56.0 Street System and Location
Streets not classified as an Arterial, Collector, or Major Locals are considered
Minor Local/Residential Streets. The following list shows existing and proposed
streets which will ultimately be constructed or upgraded to the identified
classification. Not all of the identified streets will be initially constructed to the
shown standards, but may be phased to the identified classification as traffic
demands requires. Full right-of-way will be procured upon initial construction.
As development occurs in the City, new streets may be proposed that may not
be identified on the current street system. These streets are required to
function well with the current system and must be classified by the City
Engineer in order to determine their function and street design. It should be
noted that the street locations are suggested based off of the overall system
functionality and are subject to alignment change during the design phase
based off of existing constraints. New street locations are in italics.
56.1 Principal Arterial Streets
DESCRIPTION
FROM (East or South)
N. Hwy. 59
Hwy. 412 E.
Hwy. 412
East Corporate Limits
3
Davidson Rd.
Airport Rd.
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56.2 Minor Arterial Streets (Parkways)
DESCRIPTION
FROM (East or South)
Cheri Whitlock Dr.
Hwy. 59 N.
2
Hwy. 16
River Valley Rd.
1
Hwy. 43 (Mt. N. Olive St.)
Cheri Whitlock Dr.
3
Lawlis Rd./ Brashears Rd.
Hwy. 59 N.
Lincoln St. (Hwy. 264)
South Corporate Limits
1
Main St.
Hwy. 412 E.
S. Mt. Olive St.
Hwy. 412
N. Progress Ave./Stephens Rd. Hwy. 412 E.
Stateline Rd.
Wayne Trail
E. Tahlequah St.
Hwy. 59 N.
Wayne Trail
S. Elm St.

20192020

TO (West or North)
N. Mt. Olive St.
Hwy. 412 E.

Davidson Rd.
Hwy. 43
Brashears Rd.
N. Broadway St.
Cheri Whitlock Dr.
Davidson Rd.
W. Central St.
N. Country Club Rd.
Stateline Rd.

NOTE: These streets currently are not constructed to Minor Arterial Standards but will need to be planned
for reconstruction as traffic demand increases.
1

Reduced Standard: Fifty (50) foot wide right-of-way with a ten (10) feet landscaped buffer per side, two (2) lanes and a continuous
center turn lane.
2
Existing two-lane road which will need to be widened to four lanes as the traffic LOS declines.
3
Portions of this street or road are new locations.

56.3 Collector Streets
DESCRIPTION
FROM (East or South)
E. Ashley St.
N. Lincoln St.
N. Britt St.
E. Helena St.
N. Broadway St.
E. Main St.
Bruce Rutherford Rd.
Gum Springs Rd.
S. Carl St.
Raines Rd.
W. Central St.
N. Holly St.
Cheri Whitlock Dr.
N. Mt. Olive St.
3
Chesney Rd.
Hwy. 59 N.
3
Copper Leaf Dr.
N. Hico St.
Country Club Rd.
E. Main St.
Dawn Hill Rd.
Hwy. 43 (Mt. N. Olive St.)
Dogwood St.
Hwy. 412 W.
S. Elm St.
Raines Rd.
Fisher Ford Rd.
Hwy. 59 S.
Fisher Ford Rd.
South of Illinois River
3
Gary Turner Rd.
River Valley Rd.
Gum Springs Rd.
Bruce Rutherford Rd.
E. Helena St.
N. Britt St.
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Hico St. 3
E. Kenwood St.
Holly St.
W. Quarter Rd.
W. Jefferson St.
S. Carl St.
E. Jefferson St.
E. Main St.
3
Kane St.
Gary Turner Rd.
Keck Rd.
Kenwood Rd. (N/S)
Kenwood Rd. (N/S) 3
Kane St.
Kenwood St. (Hwy 16 Spur) Kenwood Rd.
King Rd.
Saw Mill Rd.
3
Lake Francis Dr.
Waukesha Rd.

Dawn Hill East Rd.
W. University St.
S. Holly St.
S. Mt. Olive St.
Raines Rd.
Hwy. 16
Hwy. 412 E./Hwy 59 N. int.
Stateline Rd.
Hwy. 59 S.
S. Mt. Olive St.

N. Lincoln St.

Brashears Rd.

Chesney Rd.

S. Mt. Olive St.

New E-W St.
New N-S St.
New N-S St.

Kane St.
Hwy. 59 N.

Hwy. 412
Country Club Rd.

Kane St.
Cheri Whitlock Dr.

Davidson Rd.
N. Mt. Olive St. (Hwy. 43)

Oakcrest Rd. 3
W. Quarter Rd.
E. Quarter Rd. 3
Raines Rd.
River Valley Rd.
Saw Mill Rd.
Sequoyah Rd. 3
DESCRIPTION

Stephens Rd.
S. Elm St.
Hwy. 16
S. Mt. Olive St.
Hwy. 16
Fisher Ford Rd.
Hwy. 43
FROM (East or South)

Hwy. 43
S. Holly St.
S. Lincoln St. (Hwy. 59)
State Line Rd.
Gary Turner Rd.
King Rd.
Arkansas State Line
TO (West or North)

Continued from page 22.

E. Tahlequah St.
W. Tulsa St.
W. Twin Springs St.
W. University St.
E. University St.
Washington St.
Waukesha Rd.

N. Country Club Rd.
S. Mt. Olive St.
S. Mt. Olive St.
N. Broadway St.
N. Hico St.
Lake Francis Dr.
Fisher Ford Rd.

56.4 Major Local Streets
DESCRIPTION
FROM (East or South)
3
Airport Rd.
Hwy. 412 E.
W. Alpine St.
S. Garrett St.
W. Benton St.
N. Broadway St.
Bill Young Rd.
Airport Rd.
S. Britt St.
E. Jefferson St.
Brooks Rd.
Hwy. 59 S.
3
N. Carl St.
W. Elgin St.
S. Carl St.
W. Twin Springs St.
Dawn Hill East Rd.
N. Country Club Rd.
Revision 6-4-193-3-20. No. 129

N. Mt. Olive St.
S. Holly St.
S. Carl St.
State Line Rd.
N. Washington St.
E. Tahlequah St.
Kenwood St. (Hwy. 16 Spur)

TO (West or North)

Davidson Rd. 3
N. Carl St.
N. Dogwood St.
Hwy. 59 N.
E. University St.

S. Elm St. (end)
Lawlis Rd.
W. Alpine St.
Reed Dr.
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W. Elgin St.
S. Elm St.
S. Elm St. 3
S. Garrett St.
W. Highland St.
W. Jefferson St.
S. Maxwell St.
Montclair Ave.
Ravenwood Plaza
Ravenwood Blvd.
Roselawn St.
Sager Creek Rd.
South Point Dr. 3
Sue Anglin Dr.
E. Tulsa St.
W. Villa View Dr.

N. Mt. Olive
Corporate Limits
Brooks Rd.
W. Alpine St.
S. Mt. Olive St.
S. Mt. Olive St.
E. Kenwood St.
Ravenwood Blvd.
N. Progress Ave.
E. Main St.
S. Washington St.
N. Lincoln St.
Waukesha Rd.
E. Tahlequah St.
S. Mt. Olive St.
N. Dogwood St.

20192020
N. Carl St.
Raines Rd.
Corporate Limits
W. University St.
S. Elm St.
S. Elm St.
E. Main St.
S. Country Club Rd.
Ravenwood Blvd.
Montclair Ave.
Lake Frances Dr.
N. Hico St.
S. Lincoln St. (Hwy. 59 S.)
Cheri Whitlock Dr.
S. Maxwell St.
Arkansas State Line

NOTE: Many Table 5.3 and 5.4 streets are currently not constructed to specified standards, however,
they are planned for reconstruction as the City continues to grow and traffic counts increase.

67.0 Authority, Jurisdiction, and Enforcement
The City Administrator, or his designee, shall have the authority to edit the MSP
Map, and corresponding document sections, relating to the following:
typographical and scrivener’s errors, street extensions to reflect future
development, altering street classes within one class degree, altering street
alignments as required by environmental conditions, updating the City limits
boundaries to reflect annexation or de-annexation, and updating street names
in accordance with changes authorized by the Board of Directors.
Any development permit or building permit within the City limits and the
Planning Area of the City shall conform to the MSP. All plats, site plans, or
surveys submitted to the City must indicate any street identified in the MSP
that traverses, abuts, or provides access to the said property. Applicants are
required to dedicate right-of-way per MSP designations prior to the issuance of
any permit and may be responsible for street improvements and/or sidewalks
as required by the street ordinances and the Subdivision Regulations. A fee-inlieu may be required as determined by the City Engineer.
Any regulation within this MSP that cannot be fully met shall require a variance
from the City’s Board of Adjustment. The approval criteria of the variance shall
be based on the same criteria used for a variance from the City’s Zoning Code.
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When the City is presented with a request for a development permit, the City
Engineer will determine the exact location and extent of required right-of-way
to be dedicated and the required street design for the provisions of said facility
as a condition of the development permit approval.
No building permit shall be issued for any new development, building, addition,
or remodel without review by the City Engineer to determine if right-of-way is
required. If right-of-way is required, it shall be dedicated prior to issuance of
a building permit.
The MSP in the Siloam Springs Planning Area shall be duly considered prior to
action on any matter related thereto which comes before the Planning
Commission, Board of Directors, or any department or agency of the City.

References:
FHWA Functional Classification Guidelines, Federal Highways Administration,
US Department of Transportation, Washington DC, 1989.
www.fhwa.dot.gov/planning/fctoc.htm
A Policy on Geometric Design of Highways and Streets, American Association
of State Highway and Transportation Officials, 2011.
2035 Northwest Arkansas Regional Long Range Transportation Plan
Northwest Arkansas Regional Planning Commission, 2010
nwarpc.org/planning/nwa-planning-publications/
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1.0 Purpose
In accordance with Resolution No. 11-08 adopting a Comprehensive Plan, the
City of Siloam Springs (hereinafter the City) has developed and adopted a
Master Street Plan (hereinafter the “MSP”) to maximize the efficient, safe, and
orderly flow of traffic through and within the City. The MSP (text and map)
delineates a street system to service Siloam Springs’ current and future needs,
balancing physical constraints, the needs of the individual, and the needs of
the general public to produce an efficient, safe, orderly, and economical street
system for the citizens of Siloam Springs, Benton County, and the State of
Arkansas.
The MSP serves as a framework for the efficient growth and development of
the City providing reasonable guidelines for street development. Among its
purposes are to coordinate private and public sector development activities and
to serve as a framework for funding improvements and additions to the street
system, as growth demands. The MSP is also influenced by the 2035 Northwest
Arkansas Regional Transportation Plan, which was developed through an
exhaustive public participation process by the Regional Planning Commission
to coordinate street planning for all cities in Benton and Washington County.
No specific timeframe has been applied to the MSP, as it is designed as a
“response oriented” document. That is, street improvements will be made
through the efforts of both public and private sectors as property is developed.
The location of designated streets, which do not physically exist at the time of
the MSP’s adoption, are shown as general corridor locations. At the time of
development of an area, the Board of Directors will approve a street’s specific
location, taking into consideration both topography and economics.
Furthermore, the Board may approve revisions to the stated standards and
alignments through a subdivision review process in order to address sitespecific concerns and interests while assuring that the goals of the MSP are
achieved.
The City herein locates and classifies streets in accordance with the Siloam
Springs 2030 Comprehensive Plan and the running three year street
improvement budgeting schedule so vehicular traffic and the circulation of
people may be convenient, safe, and free from congestion. Ensuring that this
MSP is implemented will secure efficient and economical development, public
safety, order, convenience, prosperity, and the general welfare of the
community.
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Definitions
For the purpose of this MSP, the following words and terms shall be used,
interpreted and defined as set forth in this section. Definitions not expressly
prescribed herein are to be construed in accordance with customary usage in
municipal planning and engineering practice.

AASHTO
The American Association of State Highway and Transportation Officials.
Access Management
The regulation of access via interchanges, intersections, driveways, and median
openings on a roadway. Its objective is to enable access to land uses while maintaining
roadway safety and mobility through the control of access locations, design, spacing
and operations.
Activity Node (Center)
The location where vehicle trips are frequently generated. Examples include large
retail areas, schools and office complexes.
Adequate Public Street
Any street which collects vehicular traffic from a significant development or housing
addition and is used for calculating street fees.
ADT
Average Daily Traffic. The average number of vehicles passing a specific point in each
direction on a street within a 24-hour period.
AHTD
The Arkansas Highway and Transportation Department.
Applicant
Any person, organization, business, or other legal entity who petitions the City for
permission to subdivide or develop unimproved land.
Arterial
A street or right-of-way so classified by the street standards in the MSP, which is a
moderate to high-capacity street or roadway with traffic volume capacity below a
limited access highway. Collector streets generally feed into arterial streets.
Capacity
The maximum number of vehicles reasonably expected to traverse a point or segment
of a lane or roadway during a specified time period.
Center Line
An imaginary line at the crown of a street and/or at the midpoint of the pavement
width.
City
Shall refer to the City of Siloam Springs, AR.
Collector
A street or right-of-way so classified by the street standards in the MSP, which is a
moderate capacity street with traffic volume capacity below an arterial street. Local
streets generally feed into collector streets.
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Continuous Left Turn Lane
The center lane of a three-lane or multi-lane roadway that allows continuous midblock left turning movements in either direction.
Curb Radius
The degree of sharpness or curvature that exists at a street intersection corner. (See
diagram below)

Diagram courtesy of http://www.missionped.org/archive/curbrad.html

Design Speed
The highest, continuously safe, vehicular speed as governed by optimal driving
conditions, street design and the physical features of the street.
Developer
Any individual or legal entity required to possess an approved development permit.
Development
Any construction as defined in Chapter 54 of the Siloam Springs Municipal Code.
Egress
The act of exiting an enclosed area.
Exceptional Traffic
Vehicles with unusually harmful impacts on standard streets due to weight, height,
width, tread, axle load, or similar characteristics. These vehicles generally require special
standards.
Existing Street
Any improved public street or right-of-way, including all street grading, paving, base,
right-of-way widths, curbing, guttering, drainage, sidewalks, and all other street
specifications listed in the MSP.
Grade or Gradient
The pitch of a slope often experienced as a percent tangent, or rise over run.
Horizontal Radius
The radius of the horizontal curve of a road, measured at the centerline.
Ingress
The act of entering into an enclosed area.
Level of Service (LOS)
In order to convert design criteria (volume to capacity ratios, travel speeds) to a
qualitative evaluation of traffic operations as perceived by the roadway user, LOS
Revision 3-3-20. No. 9
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standards are established. These standards measure the operating efficiency of each
roadway or segment thereof. LOS is designated by a letter rating system in which “A”
is the most desirable and “F” is the least desirable. The description of traffic operations
occurring for each LOS is identified as follows.
• LOS “A” describes a condition of free traffic flow, with low volumes and high
speeds. Traffic density is low, with speeds controlled by motorists’ desire, speed limits
and physical roadway conditions. There is little or no restriction in maneuverability
due to the presence of other vehicles and motorists can maintain their desired speeds
with little or no delay. For highways, traffic volumes are less than 35 percent of the
roadway capacity and speeds are unrestricted other than by law.
• LOS “B” represents stable traffic flow, with operating speeds restricted somewhat
by traffic conditions. Motorists still have reasonable freedom to select their speed and
lane of operation. Reductions in speed are not unreasonable, with a low probability of
traffic flow being restricted. Volumes are normally less than 50 percent of the roadway
capacity and speeds of 55 mph or greater are readily maintained on controlled access
highways.
• LOS “C” is still in the zone of stable traffic flow, but speeds and maneuverability
are more restricted by the higher volumes. Most motorists are restricted in their
freedom to select their own speed, change lanes or pass. A relatively satisfactory
operating speed is still obtained. Highways operate at 50 mph or greater and volumes
are less than 75 percent of capacity.
• LOS “D” approaches unstable traffic flow, with tolerable operating speeds being
maintained, although considerably affected by changes in operating conditions.
Fluctuations in volume and temporary restrictions to flow may cause substantial drops
in operating speeds. Motorists have little freedom to maneuver and comfort and
convenience are low, but conditions can be tolerated for short periods of time. Level
“D” operations on a highway occur when volumes are less than 90 percent of capacity
and speeds are restricted by traffic volume to 40 mph.
• LOS “E” represents operations at even lower operating speeds and with volumes
at or near the capacity of the highway. Speeds are typically 30 mph and 100 percent
of capacity is reached. Traffic flow is unstable and there may be stoppages of
momentary duration.
• LOS “F” describes forced flow operation at low speeds where volumes exceed
capacity. These conditions usually result from vehicle queues backing up from a
restriction downstream. Speeds are substantially reduced and stoppage may occur for
short or long periods of time due to downstream congestion. In the extreme, both
speed and volume can drop to zero.

Revision 3-3-20. No. 9

7

City of Siloam Springs
400 N. Broadway, Siloam Springs, AR 72761

2020

Local
A street or right-or-way so classified by the standards in the MSP, which is a modest
capacity street with traffic volume capacity below a collector street. Alleyways
generally feed into local streets, which then feed into collector streets.
K-Value
A value describing the rate of vertical change through a curve. More precisely, the
value representing the horizontal distance along a curve required for a one-percent
change in gradient (K = vertical curve length / absolute difference in grade). Also
known as the vertical curve coefficient.
Median
A dividing strip, often landscaped, between opposing lanes of traffic.
Multi-Use Path
A path intended for both pedestrians and other non-motorized vehicles.
Neighborhood
A residential area consisting of several dwellings with a particular character and
identity.
New Street
An improved public street or right-of-way, not yet constructed, including all street
grading, paving, base, right-of-way widths, curbing, guttering, drainage, sidewalks and
any other street specifications listed in the MSP.
No Outlet Street
A street which terminates with no existing or planned secondary egress and ingress.
For the purpose of this definition, a planned secondary egress and ingress shall mean
streets either shown on a future phase of an existing, approved, subdivision or shall
be a street indicated as planned on the Master Street Plan map.
Off-site Street
The portion of a street or right-of-way that does not enter the boundaries of a
development and is not a residential street abutted on both sides by the development,
but provides supporting-street service to the development.
On-Site Street
The portion of a street or right-of-way that enters or is included within the boundaries
of a development.
Pavement Width (cartway)
The surface portion of a street, also referred to as the cartway, measured from the
back of curb or edge of pavement on one side of a street to the back of the curb or
edge of pavement on the other side of the street.
Proportionate Share
A cost contribution a developer shall pay for certain street improvements, as calculated
in this MSP.
Public Carrier Street
The first public street that intersects an Adequate Public Street as traffic egresses
from a development, defined for the purpose of calculating street fees.
Right-of-Way
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The strip of land used for a street dedicated for public use, including land on either
side of the cartway.
Service Volume
The maximum numbers of vehicles that can pass over a given section of land or street
during a specified time period while operating conditions are maintained in accordance
with the selected or specified LOS.
Sidewalk
A paved path, typically 5-6’ wide, for pedestrians in front or on the side of a building
or lot of land lying between the property line and the edge of the street.
Sidepath
A paved path, typically 10-12’ wide, for pedestrians and cyclists in front or on the side
of a building or lot of land lying between the property line and the edge of the street.
A sidepath is typically wider than a sidewalk and intended for bi-directional travel.
Sight Distance
The visibility distance required allowing a motorist to execute safe passing, crossing,
turning, or stopping maneuvers. See also Municipal Code Section 86-1(d)(1)-(4).
Street Costs
The costs of street construction, including right-of-way costs, drainage, grading,
appurtenances, paving, curb and gutter, lighting, utility relocations, labor, signage,
trails, sidewalks, and all other costs of construction by standards in the MSP.
Subdivision Process
The surveying, design, mapping, review, and recording of a plat to indicate the
preliminary or final division of a tract of land into lots or parcels. A subdivision is
reviewed as required by the City’s Subdivision Regulations.
Super-Elevated
The condition where a road or speedway is raised or banked to one side in order to
facilitate high speed traffic at a curve.
Supporting Street Service
The part of a street that is demarcated by two points for the purpose of calculating
street fees as defined as part of this MSP.
Through Traffic
Non-local trips that do not terminate in the area through which they are traveling.
Urban Area
An area within the City limits, or within more than one city when there is a common
city boundary, including adjoining incorporated and unincorporated areas which meet
certain population, size, or density criteria (as defined by the U.S. Census Bureau).
Volume/Capacity (V/C) Ratio
The ratio of traffic demand (volume) to street capacity for a traffic facility.
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Street Classifications
In order to provide a street network that will operate efficiently, it is important
to recognize the dual traffic function of urban streets. The street system of any
given community has two major traffic functions: moving traffic between
dispersed points and providing access to individual properties. Because of the
opposing characteristics of these two functions, no single street type can safely
or efficiently meet all traffic needs. For instance, a major street designed for
high speed and high traffic volume cannot function safely or efficiently if traffic
movements to and from adjacent properties consistently interrupt traffic flow.
Therefore, criteria for street classifications can aid the City in defining streets
where land access is a primary function and those streets where traffic
movement is the primary function.
There is no simple method for classifying an existing street and there does not
seem to be any method that will fit universally. However, some basic criteria
exist which ensures that planned streets are consistent with the specified street
classifications. The three basic criteria proposed for the City system are: (1)
function, (2) spacing, and (3) recommended right-of-way width.
3.1

AHTD Functional Criterion.
The purpose of the AHTD functional criteria, when relating to new
development, is to establish the street type early in the development
process so that reasonable configuration, spacing, and right-of-way can
be established.
Functional criteria are also used to define street design types of
established streets. These criteria cannot always apply to existing areas
without conflict. In some cases a street may operate at a different level
than for what it was originally designed due to the intensity of
development or other circumstance. In such cases, these streets might
be modified to accommodate the additional traffic, traffic rerouted to
alternative streets, or a lower LOS might be accepted on the street.
It is important to note that where traffic volumes exceed street design
capacity, it is not necessary to reclassify the street to a higher functional
class. The City, by establishing the street function, affects the intensity
level of future land use activities that may be permitted along the street
(see the chart on page 15). For example, more intense activities may be
placed along major streets and less intense activities along minor
streets.
3.1.1 Spacing Criteria.
The spacing criteria regulates the frequency of intersections or
drives that access the street. The criteria are important as a
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means for conveying traffic efficiently and conveniently.
Intersection spacing results in a street system where motorists
can easily maneuver on streets that carry high volumes of crosstown traffic. Higher traffic volume streets require greater
intervals between intersections of streets of the same or higher
functional class.
The spacing criteria are also used as a means for limiting public
and private expenditures for street construction. By establishing
intersection spacing, the need for larger, more expensive, streets
is reduced. Spacing intervals are established according to cross
street functions. For example, minor streets, which have low
volume traffic, will be spaced closer than major streets, which
carry high volumes.
Finally, the spacing criteria ensures a comprehensive street
network. Without consistent spacing, traffic movement through
and within the urban area would be difficult. The spacing criteria
will ensure that major streets will not be over or under
represented in certain areas. Furthermore, it ensures that minor
streets will adequately serve to channel traffic to and from high
volume streets. See the City’s Subdivision Regulations Sec. 87-36
for more information on the spacing criteria.
3.1.2 Width Criteria.
The width criteria are used to ensure that streets have an
adequate capacity to handle expected traffic volumes. This
criteria is in concert with the functional criteria. For example,
streets which move high volumes of traffic for long distances
require greater width than streets that move traffic to, from, and
within residential areas. See the design standards, Sec. 4.0, for
more information on width criteria.
3.2

Street Classifications
This MSP establishes six (6) functional classes of streets: Principal
Arterial, Minor Arterial (Parkway), Collector, Major Local, Minor Local,
and Alleyway. Minor Local and Alleyway are defined in the City’s
Subdivision Regulations. All street classifications must be designed to
one of the six street classes. As development occurs along existing or
future street locations, the subdivision developer is required to improve
or construct the affected street to the needed design standard
asdescribed in Section 4.7. In addition to the above, street impact fees,
as described in section 5.0, will be assessed to the development.
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As part of the MSP, a bike lane (a stand-alone lane designated only for
bicyclists) is an optional design on any street classification, except for
major arterials and alleyways. The specific design will depend on current
and future needs and will be determined by the City Engineer and
approved by the Board of Directors. Generally speaking, bike paths will
be designated as part of the sidewalk within the street right-of-way.
Furthermore, street standards may be altered, at the discretion of the
City Engineer, in pedestrian sensitive areas.
For the purposes of administering street development fees for the
utilization of City streets by new developments, the City has adopted a
LOS “C” as its street service capacity.
3.2.1 Principal Arterial
The primary function of a Principal Arterial is to serve through
traffic and to connect major traffic generators or activity nodes
within an urbanized area. As these roads are designed for
through traffic and are generally located three or more miles
apart, dedication of additional right-of-way is required to allow
for future expansion to six through lanes plus left and right turn
lanes. Generally a right-of-way of eight-nine (89) to one-hundred
(100) feet is recommended, but may vary due to topography,
floodway, or other constraints. A landscape buffer with sidewalks
is required on each side of the right-of-way with the potential of
a divided median at the centerline (or center turn lane). On-street
parking is prohibited. The service capacity of a Principal Arterial
Street at LOS “C” shall be 30,000 vehicles per day (35,000
vehicles per day with left turn bays).
3.2.2 Minor Arterial (Parkway)
The Minor Arterials provide the connections to and through an
urban area. Their primary function is to provide short distance
travel within the urbanized area. Generally these streets are
spaced at one-mile intervals and have a recommended right-ofway width of seventy-eight (78) feet to one-hundred (100) feet,
but may vary depending on topography, floodway, or other
constraints. As Minor Arterials are high volume roads, a minimum
of four (4) travel lanes is required with landscape buffer and
sidewalks on each side of the right-of-way with the potential of a
divided median at the centerline (or center turn lane). A divided
center lane is strongly encouraged for access management and
safety. On-street parking is prohibited. The service capacity of a
Minor Arterial Street at LOS “C” shall be 18,000 vehicles per day
(22,000 vehicles per day with left turn bays). The service capacity
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of a Parkway at LOS “C” shall be 20,000 vehicles per day (24,000
vehicles per day with left turn bays).
A lesser design classification may be acceptable in areas of
rugged topography or other constraints. This lesser standard
should only be used in cases where unusual conditions would
substantially reduce or eliminate direct access to the street and
the surrounding development density.
3.2.3 Collector
A Collector Street functions as the traffic connection from
residential streets to Arterials or to activity centers, with the
secondary function of providing access to adjoining property. The
Collector system should not be continuous but should direct
traffic to Arterials. Collectors are generally spaced a quarter to
half mile apart. The recommended right-of-way width is sixtyseven (67) to eighty (80) feet; however, during any subdivision
platting process, the City reserves the right to specify the exact
locations and facility needs as determined by the City Engineer
and approved by the Board of Directors. The service capacity of
a Collector Street at LOS “C” shall be 6,000 vehicles per day
(9,000 vehicles per day with left turn bays).
The spacing of Collectors may be decreased and/or the right-ofway and paving surface increased due to the density
requirements of residential or commercial development or other
large traffic generators. A landscape buffer with sidewalks is
required on each side of the right-of-way with the potential of a
divided median at the centerline (or center turn lane). On-street
parking is prohibited.
3.2.4 Major Local
A Major Local Street is defined as a Collector street that primarily
fronts residential and light commercial property with a
recommended fifty-two (52) to seventy (70) foot right-of-way.
On street parking is permitted on a case by case basis. A
landscape buffer with sidewalks is required on each side of the
right-of-way. Internal access streets for commercial
developments may be dedicated to the City, but must be
designed to Major Local standards. Access streets may employ
traffic calming measures. The service capacity of all Local Streets
at LOS “C” shall be 5,000 vehicles per day.
3.2.5 Lower Street Classes (Subdivision Regulations)
Revision 3-3-20. No. 9
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Minor Local and Alleyways are considered Lower Street classes,
with lower design standards. The design standards for Minor
Local and Alleyways are found within the Siloam Springs
Subdivision Regulations. See also Section 4.8 of the MSP.

4.0 Design Standards and Specifications
Street design standards promote traffic safety, continuity in street
improvements, and orderly development of the street system. Right-of-way
widths accommodate adequate space for travel lanes plus adequate space
between the curb and the adjacent property line to allow for placement of
multi-use paths and utilities services, including storm sewers, sanitary sewers,
gas, electricity, telephone, and cable lines. The typical standards are presented
in the following table, for cross sections go to pages 25 thru 26. Note: Some
street designs may require cross sections to be altered to accommodate unique
site conditions, especially at street intersections.
As stated in the 2035 Northwest Arkansas Regional Transportation Plan (page
48), the City Engineer may require additional right-of-way for areas containing
significant topographic reliefs, horizontal curve tangents, intersections, turning
lanes, acceleration and deceleration lanes, utilities, sidewalks, sight distance,
poor visibility, and may require upgrading the street class in areas where
increased traffic generation demands additional street capacity.

THIS SPACE INTENTIONALLY LEFT BLANK
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Design Specifications2
Design Consideration

(assume feet if not otherwise denoted)

Design Speed (mph)
Design ADT
Minimum Grade at Centerline (%)
Maximum Grade at Centerline (%)
Minimum Stopping Sight Distance
Minimum Horizontal Radius at centerline
Minimum K value – Crest Vertical Curve (ft/%)
Minimum K Value – Sag Vertical Curve (ft/%)
For super-elevated
Minimum Horizontal Tangent Distance
between Reverse Curves
Standard Right-of-Way
Minimum Paved Street Width (B of C)
Minimum Curb Radius
Number of Lanes
Suitable Land Use Units

3

Principal
Arterial

Minor
Arterial

Collector
Street

Major
Local

5
35,000+
1
5
425
1,400
84
96
Per AHTD

40
22,000+
1
7
305
900
44
64
Per AHTD

30
9,000+
1
10
200
450
19
37
N/A

25
5,000
1
12
155
150
12
26
N/A

300

200

100

50

90
594
50
5
1, 5, 8 thru
22.

801
48
40
4
1, 4 thru
22

701
37
30
3 or 24
1, 4 thru 19,
21, 22

601
32
30
24
1 thru 12,
19

Notes for Table 4.1:
1
Except in constricted areas where reduced standards apply.
2
All minimum design standards shall comply with AASHTO Policy Design Manual, latest Edition.
3
For Use Unit descriptions, go to Municipal Code Chapter 102-41.
4
Two lanes with widened intersections.

4.2

Intersections.
4.2.1 Angles.
Intersections should be as nearly at right angles as possible;
intersections at an angle of less than seventy-five degrees (75˚)
are discouraged. A greater curb radius may be required by the
Board of Directors. A maximum of two streets should intersect at
a common point.
4.2.2 Street Jogs.
Street intersections shall not jog between center line offsets less
than one-hundred and twenty-five (125) feet.

4.3

“No-outlet” streets.
4.3.1 Turnaround area.
Fire apparatus turnaround provisions shall be in place for any
single-access street in excess of one hundred and fifty (150) feet
in length.
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a. Permanent Turnaround area.
Paved minor terminal streets designed with one end closed
(“no-outlet streets”) shall, at the closed end, provide a circular
cul-de-sac turnaround area of not less than ninety-six (96)
feet diameter from face to face of the curb meeting city
standards.
b. Temporary turnaround area.
1. Temporary turnaround options are allowed as listed in the
current adopted Arkansas Fire Prevention Code, provided
that they are:
i.) Constructed of a paved all-weather construction that is
able to handle 75,000 pounds of fire apparatus, and
ii.) On a phase line of a planned phase development.
2. Special approval may be considered by the fire code official
to use gravel or interlocking pavers with regards to the
continued phases of a development subject to the above
conditions. However, if they are in place for longer than
one (1) year it is the responsibility of the owner/developer
to convert into a paved turnaround.
4.3.2 Street length.
a. A “no-outlet” street shall not exceed seven-hundred and fifty
(750) feet in length, except by variance issued by the Board of
Adjustment upon the Board’s finding of a hardship arising from
unique characteristics of the property and recommendation of the
fire code official.
b. A variance shall not be issued for any “no-outlet” street exceeding
one-thousand-two hundred and fifty (1,250) feet in length unless
such variance includes conditions that the applicant must provide
emergency service improvements including, but not limited to,
residential fire suppression sprinklers, additional fire hydrants, or
other features as recommended by the fire code official.
Automatic fire sprinkler systems shall be installed in all dwelling
units, located beyond the 1,250’ limit, per NFPA (National Fire
Protection Association) 13, 13R and or 13D and the current
adopted Arkansas Fire Prevention Code.
c. Notwithstanding, a “no-outlet” street, regardless of length and
regardless of planned secondary egress and ingress, shall not
service more than thirty (30) dwelling units. No variance shall be
issued to exceed the thirty (30) dwelling unit limitation.
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d. Any permanent “no outlet” street shall reduce the required
maximum fire hydrant spacing along the street by one-hundred
(100) feet.
e. The length of “no-outlet” streets shall be the distance of the
street centerline measured from the center of the closed-end
turn-around, to centerline of the nearest through street that
intersects the “no-outlet” street.
4.4

Private Streets.
There shall be no private streets platted in a residential subdivision,
unless in the P-D zone, pursuant of Municipal Code Sec. 102-56(g).

4.5

Points of Access.
The Board of Directors may limit the points of access on arterial and/or
collector streets or require shared access driveways.

4.6

Shortcuts.
The location and alignment of local-service streets should discourage
shortcuts between major thoroughfares.

4.7

Required Street Improvements.
4.7.1 Improvements.
Streets shall be improved by the applicant by the requirements
established by the Board of Directors in accordance with City
standards for acceptance of dedication and maintenance of
streets.
4.7.2 Curbs, Gutters, and Sidewalks.
a. All streets shall include curbs, gutters, sidewalks, and street
lighting, unless they access residential lots that exceed one acre
that are in the R-E zone or are outside of the City limits, but
within the City’s Planning Area. In such cases, the City Board of
Directors shall establish the reduced standards, provided that
sidewalks shall still be included.
b. Street lighting poles and fixtures must be approved by the City’s
Electric Department and will be installed by the City at the
applicant’s expense.
c. Curbs and gutters shall conform to City standards.
d. All street improvements shall conform to storm water and
drainage standards as set forth in the most recent update of
Siloam Springs Drainage Manual.
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e. All sidewalks, sidepaths, etc. shall be constructed per the widths
described in the most-recently adopted NWA Bicycle and
Pedestrian Plan, whichever is greater.
4.7.3 Street Signs.
The City will install street signs at the applicant’s expense.
4.7.4 On-Site Streets.
Developer shall construct all on-site streets as follows:
a. Minor or Major Local Streets. If the development plan provides
for a Minor or Major Local Street within the development, the
developer shall construct the street according to City
standards, which cost shall be borne by the developer.
Pursuant to Section 4.4, said street(s) shall be dedicated to
the City upon acceptance of the street infrastructure as
constructed to the City’s minimum standards.
b. Collector Street or Larger Street.
1. The developer shall construct the street according to
Collector or larger standards as shown on the MSP, which
cost shall be shared by the City and the Developer. Upon
City’s inspection and approval of the completed street, the
City shall reimburse developer for the difference in cost
between constructing to Local Street standards compared
with the costs of constructing a Collector (or larger) standard
shown on the MSP map. If the traffic impact of the new
development exceeds Local Street standards, the City shall
reimburse developer only for any difference in cost between
constructing to MSP Collector Street standards (for the
development’s traffic load) compared with costs of
constructing the Arterial or larger street as shown on the MSP
map.2. If the street is not on the Public Works three-year
capital improvement plan, the city reserves the right to
request for the developer to construct the street to Major
Local Street standards while also dedicating the necessary
right-of-way for the larger street section. This would allow
for the City to widen the street to MSP standards in the
future.
3. Construction shall comply with bid procedures governing City
projects.
4.7.5 Frontage Streets.
a. If the frontage of a development has not been improved to
MSP standards, the developer shall construct “half-street”
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improvements and dedicate corresponding right-of-way per
the MSP.
b. However, if the existing street corridor is constricted by
utilities, natural features, etc., such that the City would not
widen the street to MSP standards during a street
improvement project, the City reserves the right to request a
reduced street section for the “half-street” improvements.
c. The City reserves the right to accept a cash fee in lieu of halfstreet improvements for any frontage improvements. This fee
shall be calculated by the developer’s engineer and approved
by the City Engineer.
4.7.6 Off-site Unimproved Streets.
a. If a development connects to an unimproved (i.e. gravel, dirt,
too narrow, etc.) road, the developer shall be responsible for
improving street as described in section 4.7.4 On-Site Streets.
b. However, if the existing street corridor is constricted by
utilities, natural features, etc., such that the City would not
widen the street to MSP standards during a street
improvement project, the City reserves the right to request a
reduced street section.
c. The City reserves the right to accept a cash fee in lieu of
street improvements. This fee shall be calculated by the
developer’s engineer and approved by the City Engineer.
4.7.7 Design Standards.
The design and location of street grading, curbs, pavement,
drainage, and public utilities shall be reasonably directed by the
Administrator or his designee in order to enhance its compatibility
with subsequent construction of any larger thoroughfare shown
on the MSP.
4.7.8 Safe Ingress and Egress.
The developer shall construct on-site or off-site streets as
necessary to provide safe ingress and egress from the
development to an adequate public street (defined on MSP Sec.
2.0).
a. Safe ingress and egress shall mean a thoroughfare that:
1. is sufficiently wide to allow safe passage of vehicles
ordinary for that location;
2. has shoulders or similar areas sufficient for safe passage
of pedestrians ordinary for that location; and
3. has a paved, uniform surface without irregularities
dangerous to vehicles tires or to drivers steering control.
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Alleyways.
4.8.1 Placement.
Alleyways may be required at the rear of commercial lots. Alleys
are permitted in residential blocks when the applicant provides
satisfactory evidence to the Planning Commission and the Board
of Directors for their need. Intersections, sharp changes in
alignment, and dead-ends shall be avoided when possible.
4.8.2 Design Standards.
Consult the City’s Subdivision Regulations for alleyway design
standards.

4.9

Access Management
Access Management is the regulating of vehicular access to streets in
such a way as to preserve vehicular and pedestrian safety as well as
reasonable traffic flow, while permitting needed access to adjoining land
uses. There are different levels of access management that are
employed based on traffic demand and LOS of any given street or
roadway. These are high, medium, and low levels of design
implementation. High standards use a center median to restrict left turn
movements to signalized intersections or designated mid block u-turn
locations. Medium standards consolidate driveways and parking areas
into single access points in order to limit street curb cuts. Finally, low
standards limit access at problematic intersections. All levels of access
management should be used in various forms for street construction
under this plan and regulated specifically through land use controls.

5.0 Street Impact Fees
5.1

Applicability.
The provisions of this section shall apply to only the territory within the
corporate limits of the City of Siloam Springs.

5.2

Intent.
The intent of this section is to ensure that impact-generating
development bears a proportionate share of the cost of improvements
to the City's major street systems; to ensure that the proportionate
share does not exceed the cost of providing major roadways; and to
ensure that funds collected from impact-generating development are
actually used to construct major system improvements that serve new
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development. It is further the intent of this section to use street impact
fees to implement the City’s Master Street Plan.
It is not the intent of this section to collect any money from any
impact-generating development in excess of the actual amount
necessary to offset demands generated by that development for major
street system improvements for which the fee was paid.
5.3

Time of Fee Obligation and Payment.
On and after the effective date of this section, any person who causes
the commencement of impact-generating development shall be
obligated at that time to pay a street impact fee, pursuant to the terms
of this section. The obligation to pay the impact fees shall run with the
land.
The fee shall be determined and paid prior to the issuance of the
building permit. The applicant for the building permit shall be
responsible for paying the fee.

5.4

Exemptions.
The following shall be exempt from the terms of this section. An
exemption must be claimed at the time of application for a building
permit.
a. Alterations of an existing dwelling unit where no additional dwelling
units are created.
b. Replacement of a destroyed or partially-destroyed, beyond 50
percent (50%) of its replacement value, residential building or
structure with a new building or structure of the same use and
same number of dwelling units.
c. A residential building that is moved from within the City of Siloam
Springs to another site within the City and that continues to be
utilized for residential use.
d. Replacement of destroyed or partially-destroyed, beyond 50
percent (50%) of its replacement value, nonresidential building or
structure with a new building or structure of the same gross floor
area and land use.
e. A nonresidential building that is moved from within the City of
Siloam Springs to another site within the City providing the use
remains the same. Any change in use that increases potential
traffic generation and/or increase in floor area of this moved
nonresidential building are subject to impact fees.
f. Any development for which a completed application for a building
permit was submitted prior to the effective date of this section or
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for which a site plan review has been approved, provided that the
construction proceeds according to the provisions of the permit or
review and the permit or review does not expire prior to the
completion of the construction.
The City Engineer shall determine the validity of any claim for
exemption pursuant to the criteria set forth in this section.
In order to promote the economic development of the City or the
public health, safety, and general welfare of its residents, the Board
of Directors may agree to waive some or all of the impact fees
imposed on a proposed development or redevelopment. Any such
decision to waive impact fees on behalf of an applicant shall be at
the discretion of the Board of Directors and shall be made pursuant
to goals and objectives articulated by the Board of Directors.
Impact fees shall not be collected in the H1-DT overlay zoning
district.
Apart from the exceptions indicated in this section, no waivers shall
be granted for any required impact fees.

Fee Determination.
5.5.1 Base Fee.
Any person who applies for a building permit for an impactgenerating development, except those exempted, shall pay a street
impact fee in accordance with the following fee schedule prior to
issuance of the building permit. If any credit is due, the amount of
such credit shall be deducted from the amount of the fee to be
paid. If the use is not listed in the following fee schedule, it shall be
calculated by calculating the number of trips per unit with the latest
edition of the ITE Trip Generation Manual and a base amount of
$25.64 per trip.

Land Use
Single-Family Detached
Multifamily
Hotel/Motel
Retail/commercial
Office
Hospital
Industrial
Warehouse
Mini-Warehouse
Fast-Food w/ Drive Thru
Sit-Down Restaurant
Utility
Revision 3-3-20. No. 9

ITE Code
210
220
310/320
820
710
620
130
150
151
834
832
170

Unit
Dwelling
Dwelling
Room
1,000 sf
1,000 sf
1,000 sf
1,000 sf
1,000 sf
1,000 sf
1,000 sf
1,000 sf
Employee

Trips Per Unit
9.57
6.63
8.23
42.92
11.01
16.78
6.96
4.96
2.5
496.12
130.34
3.28

$/Unit
$245.37
$169.99
$211.02
$1,100.47
$282.30
$430.24
$178.45
$127.17
$64.10
$12,720.52
$3,341.92
$84.10
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5.5.2 Exemptions.
a. For certain types of commercial development located on
commercial corridors, city staff may reduce the number of
trips generated by using a trip by-pass ratio of up to 50
percent (50%).
b. If the type of impact-generating development for which a
building permit is requested is not specified on the above
schedule, the City Engineer shall determine the fee on the
basis of a comparable type of land use by trip generation
rates contained in the most current edition of the report
titled Trip Generation, prepared by the Institute of
Transportation Engineers (ITE), or articles or reports
appearing in the ITE Journal.
c. In many instances, a particular structure may include
auxiliary uses associated with the primary land use. For
example, in addition to the actual production of goods,
manufacturing facilities usually also have office, warehouse,
research, and other associated functions. The impact fees
generally are assessed based on the primary land use. If the
applicant can document that a secondary land use accounts
for over 25 percent (25%) of the gross floor area of the
structure, and that the secondary use is not assumed in the
trip generation or other impact data for the primary use,
then the impact fees may be assessed based on the
disaggregated square footage of the primary and secondary
land use. However, when located within shopping centers,
fast-food restaurants and service stations (convenience
stores with gasoline sales) shall be considered primary uses.
d. If the type of impact-generating development for which a
building permit is requested is for a change of land use type
or for the expansion, redevelopment, or modification of an
existing development, the fee shall be based on the net
increase in the fee for the new land use type as compared to
the previous land use type.
e. In the event that the proposed change of land use type,
redevelopment, or modification results in a net decrease in
the fee for the new use or development as compared to the
previous use or development, there shall be no refund of
impact fees previously paid.
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Use of Fees.
5.6.1 Street Impact Fee Account.
a. A Street Impact Fee Account fund that is distinct from the
general fund of the City is hereby created, and the impact
fees received will be deposited to it.
b. The street impact fee account shall contain only those street
impact fees collected pursuant to this section plus any
interest which may accrue from time to time on such
amounts.
c. Funds in the impact fee account shall be considered
obligated in the order collected, on a first-in/first-out basis.
d. The funds in the impact fee account shall be allocated only
for the following:
i. To construct roadway system and street improvements;
ii. To pay debt service on any portion of any current or
future general obligation bond or revenue bond issued
after the effective date of this section and used to
finance major street system improvements of the type
reflected in the title of the account;
iii. As described in subsection 5.7-Refunds;
iv. As described in subsection 5.8-Credits;
e. The funds in each impact fee account shall not be used for
the following:
i. Rehabilitation, reconstruction, replacement or
maintenance of existing facilities except to the extent
that the projects increase the capacity to serve new
development;
ii. Ongoing operational costs;
iii. Debt service for any past general obligation bond or
revenue bond issued prior to the effective date of this
section, or any portion of any current or future bond
issued after the effective date of this section and not
used to finance major street improvements of the type
reflected in the title of the account.

5.7

Refunds.
5.7.1 Timeframe for Refund
Any monies in the impact fee fund that have not been spent
within seven (7) years after the date on which such fee was
paid shall be returned to the owners of the impacted property
after seven (7) years with earned interest since the date of
payment.
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a. Notice of the right to a refund, including the amount of the
refund and the procedure for applying for and receiving the
refund, shall be sent or served in writing to the property
owner(s) holding title to the affected property seven (7)
years after the impact fee assessment . Said notice shall be
within thirty (30) days of the date the refund becomes due.
The sending by first class mail of the notices to all present
owners of record shall be sufficient to satisfy the notice
requirement.
b. The refund shall be made on a pro rata basis, and shall be
paid in full within ninety (90) days of the date certain upon
which the refund becomes due.
5.7.2 Expired Permits
If an applicant has paid an impact fee required by this section
and the building permit later expires without the possibility of
further extension, and the development activity for which the
impact fee was imposed did not occur and no impact has
resulted, then the applicant who paid such fee shall be entitled
to a refund of the fee paid, without interest. In order to be
eligible to receive such refund, the applicant who paid such fee
shall be required to submit an application for such refund
within thirty (30) days after the expiration of the permit or
extension for which the fee was paid.
a. At the time of payment of any impact fee under this
section, the City Engineer shall provide the applicant paying
such fee with written notice of those circumstances under
which refunds of such fees will be made. Failure to deliver
such written notice shall not invalidate any collection of any
impact fee under this section.
5.8

Credits.
Credit against the street impact fee shall be provided for
contributions toward the cost of major street system improvements.
Approved credits for the major street system improvements shall
generally become effective when the improvements are completed and
accepted by the Board of Directors under the provisions of a prior
agreement. All impact fee credits shall have a reading at one regularly
scheduled Board of Directors meeting prior to its passage and approval
at any subsequent regular Board of Directors meeting.
No credit will be applied to the street impact fee for dedication of
right-of-way because no right-of-way costs shall be included in the
calculation of the street impact fee. No credit will be applied to the
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street impact fee for improvements to the major street system that
primarily serves traffic generated by the developer’s impact-generating
development, such as acceleration or deceleration lanes into and out
of the said development.
In order to receive credit for major street and system improvements,
the developer shall submit complete engineering drawings,
specifications, and construction cost. The City Engineer shall determine
the amount of credit due based on the information submitted, or
where such information is inaccurate or unreliable, then on alternative
engineering or construction costs acceptable to the City Engineer.
To qualify for an impact fee credit, the developer must enter into an
agreement with the City as approved by the Board of Directors. The
developer agreement shall specify the following:
a. The amount of the credit;
b. How the credit will be allocated within the development; and
c. Whether and how the developer will be reimbursed for any
excess credit beyond the impact fees that would otherwise be
due from the impact-generating development.
Unless otherwise specified in a developer agreement, in the event that
the impact-generating development for which credits have been issued
is sold to a different owner or owners, the credits usable by each new
owner shall be calculated in terms of a percentage of the impact fees
that would otherwise be due from the entire development. If the total
amount of development is not known, the maximum potential
development under existing development regulations shall be
assumed. This percentage reduction will be applied to all impact fees
assessed within the development until the total amount of the credits
is exhausted or the development is completed, whichever occurs first.
The right to claim credits shall run with the land and may be claimed
only by owners of property within the development for which the land
was dedicated or the improvement was made. Credits issued for a
particular development shall not be transferable to another
development.
Credits provided pursuant to this section shall be valid from the
effective date of such credits until ten (10) years after such date or
until the last date of construction within the development or project for
which the credits were issued, whichever occurs first. Applicants may
also obtain credits for major street system improvements completed
prior to the effective date of this section, and may use such credits to
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reduce the impact fees due after the effective date of this section for
major street system improvements within the same impact-generating
development for which the credits were issued. Application for such
credits must be made, on forms provided by the City, within two (2)
years after the effective date of this section. In the event that the
impact-generating development for which the credits are claimed is
partially completed, the amount of the credits shall be reduced by the
amount of the impact fees for major street system improvements that
would have been charged for the completed portion of the
development had this section been in effect. In the event that the
impact-generating development project is fully completed, no credits
shall be issued.
5.9

Miscellaneous Provisions.
5.9.1 Miscellaneous
a. Nothing in this section shall restrict the City from requiring
the construction of reasonable project improvements
required to serve the development project, whether or not
such improvements are of a type for which credits are
available under subsection 5.8 Credits.
b. The Community Development Department shall maintain
accurate records of the impact fees paid, including the
name of the person paying such fees, the project for which
the fees were paid, the date of payment of each fee, the
amounts received in payment for each fee, and any other
matters that the City deems appropriate or necessary to the
accurate accounting of such fees. Records shall be available
for review by the public during normal business hours and
with reasonable advance notice.
c. Upon request by the Board of Directors, the City Engineer
shall present to the Board of Directors a proposed capital
improvements program that shall assign monies from each
impact fee fund to specific projects and related expenses
for eligible improvements of the type for which the fees in
that fund were paid. Any monies, including any accrued
interest, not assigned to specific projects within such capital
improvements program and not expended pursuant to
subsection 5.7 Refunds, or subsection 5.8 Credits shall be
retained in the same impact fee fund until the next calendar
year.
d. The City shall be entitled to retain not more than two
percent (2%) of each impact fee collected as payment for
the expenses of collecting the fee and administering this
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section. In the case of refunds of impact fees under
subsection 5.7 Refunds, the City shall be entitled to retain
not more than an additional two percent (2%) of the impact
fee payment made by the applicant as payment for the
expenses of processing the reimbursement request.
If an impact fee has been calculated and paid based on a
miscalculation or misrepresentation, it shall be recalculated.
Any amounts overpaid by an applicant shall be refunded to
the applicant within thirty (30) days after the acceptance of
the recalculated amount, with interest since the date of
such overpayment.
Any amounts underpaid by the applicant shall be paid
within thirty (30) days after the acceptance of the
recalculated amount, with interest since the date of such
underpayment.
In the case of an underpayment, the City shall not issue
additional permits, licenses, certificates, or approvals for the
impact-generating development for which the impact fee
was previously underpaid until such underpayment is
corrected, and if amounts owed to the City are not paid
within thirty (30) day of notifying the applicant of the
underpayment, the City may also rescind permits issued in
reliance on the previous payment of such impact fee.
The impact fees and the administrative procedures
established by this section shall be reviewed at least once
every three (3) years.

5.10 Appeals.
Any determination made by the City Engineer charged with the
administration of any part of this section may be appealed to the City
Administrator within thirty (30) days from the date of the decision.
5.11 Violation.
Furnishing false information on any matter relating to the
administration of this section, including without limitation the expected
size, use, or impacts from a proposed impact-generating development,
shall be a violation of this section.
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6.0 Street System and Location
Streets not classified as an Arterial, Collector, or Major Locals are considered
Minor Local/Residential Streets. The following list shows existing and proposed
streets which will ultimately be constructed or upgraded to the identified
classification. Not all of the identified streets will be initially constructed to the
shown standards, but may be phased to the identified classification as traffic
demands requires. Full right-of-way will be procured upon initial construction.
As development occurs in the City, new streets may be proposed that may not
be identified on the current street system. These streets are required to
function well with the current system and must be classified by the City
Engineer in order to determine their function and street design. It should be
noted that the street locations are suggested based off of the overall system
functionality and are subject to alignment change during the design phase
based off of existing constraints. New street locations are in italics.
6.1 Principal Arterial Streets
DESCRIPTION
FROM (East or South)
N. Hwy. 59
Hwy. 412 E.
Hwy. 412
East Corporate Limits
3
Davidson Rd.
Airport Rd.
6.2 Minor Arterial Streets (Parkways)
DESCRIPTION
FROM (East or South)
Cheri Whitlock Dr.
Hwy. 59 N.
2
Hwy. 16
River Valley Rd.
1
Hwy. 43 (Mt. N. Olive St.)
Cheri Whitlock Dr.
Lawlis Rd./ Brashears Rd. 3
Hwy. 59 N.
Lincoln St. (Hwy. 264)
South Corporate Limits
1
Main St.
Hwy. 412 E.
S. Mt. Olive St.
Hwy. 412
N. Progress Ave./Stephens Rd. Hwy. 412 E.
Stateline Rd.
Wayne Trail
E. Tahlequah St.
Hwy. 59 N.
Wayne Trail
S. Elm St.

TO (West or North)
Shady Grove Rd.
Oklahoma State Line
Hwy. 43

TO (West or North)
N. Mt. Olive St.
Hwy. 412 E.

Davidson Rd.
Hwy. 43
Brashears Rd.
N. Broadway St.
Cheri Whitlock Dr.
Davidson Rd.
W. Central St.
N. Country Club Rd.
Stateline Rd.

NOTE: These streets currently are not constructed to Minor Arterial Standards but will need to be planned
for reconstruction as traffic demand increases.
1

Reduced Standard: Fifty (50) foot wide right-of-way with a ten (10) feet landscaped buffer per side, two (2) lanes and a continuous
center turn lane.
2
Existing two-lane road which will need to be widened to four lanes as the traffic LOS declines.
3
Portions of this street or road are new locations.
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6.3 Collector Streets
DESCRIPTION
FROM (East or South)
E. Ashley St.
N. Lincoln St.
N. Britt St.
E. Helena St.
N. Broadway St.
E. Main St.
Bruce Rutherford Rd.
Gum Springs Rd.
S. Carl St.
Raines Rd.
W. Central St.
N. Holly St.
Cheri Whitlock Dr.
N. Mt. Olive St.
3
Chesney Rd.
Hwy. 59 N.
3
Copper Leaf Dr.
N. Hico St.
Country Club Rd.
E. Main St.
Dawn Hill Rd.
Hwy. 43 (Mt. N. Olive St.)
Dogwood St.
Hwy. 412 W.
S. Elm St.
Raines Rd.
Fisher Ford Rd.
Hwy. 59 S.
Fisher Ford Rd.
South of Illinois River
3
Gary Turner Rd.
River Valley Rd.
Gum Springs Rd.
Bruce Rutherford Rd.
E. Helena St.
N. Britt St.
Hico St. 3
E. Kenwood St.
Holly St.
W. Quarter Rd.
W. Jefferson St.
S. Carl St.
E. Jefferson St.
E. Main St.
Kane St. 3
Gary Turner Rd.
Keck Rd.
Kenwood Rd. (N/S)
3
Kenwood Rd. (N/S)
Kane St.
Kenwood St. (Hwy 16 Spur) Kenwood Rd.
King Rd.
Saw Mill Rd.
3
Lake Francis Dr.
Waukesha Rd.

TO (West or North)
N. Hico St.
Cheri Whitlock Dr.
E. Tahlequah St.
E. Kenwood St.
W. Twin Springs St.
State Line Rd.
N. Dogwood St.
Stephens Rd.
Dawn Hill Rd.
Dawn Hill East Rd.
Reed Dr.
Hwy. 43 (Mt. N. Olive St.)
W. Jefferson St.
Waukesha Rd.
Saw Mill Rd.
Bruce Rutherford Rd.
Hwy 412 E.
N. Mt. Olive St.
Dawn Hill East Rd.
W. University St.
S. Holly St.
S. Mt. Olive St.
Raines Rd.
Hwy. 16
Hwy. 412 E./Hwy 59 N. int.
Stateline Rd.
Hwy. 59 S.
S. Mt. Olive St.

N. Lincoln St.

Brashears Rd.

Chesney Rd.

S. Mt. Olive St.

New E-W St.
New N-S St.
New N-S St.

Kane St.
Hwy. 59 N.

Hwy. 412
Country Club Rd.

Kane St.
Cheri Whitlock Dr.

Davidson Rd.
N. Mt. Olive St. (Hwy. 43)

Oakcrest Rd. 3
W. Quarter Rd.
E. Quarter Rd. 3
Raines Rd.
River Valley Rd.
Saw Mill Rd.
Sequoyah Rd. 3

Stephens Rd.
S. Elm St.
Hwy. 16
S. Mt. Olive St.
Hwy. 16
Fisher Ford Rd.
Hwy. 43

Hwy. 43
S. Holly St.
S. Lincoln St. (Hwy. 59)
State Line Rd.
Gary Turner Rd.
King Rd.
Arkansas State Line
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FROM (East or South)

2020
TO (West or North)

Continued from page 22.

E. Tahlequah St.
W. Tulsa St.
W. Twin Springs St.
W. University St.
E. University St.
Washington St.
Waukesha Rd.

N. Country Club Rd.
S. Mt. Olive St.
S. Mt. Olive St.
N. Broadway St.
N. Hico St.
Lake Francis Dr.
Fisher Ford Rd.

6.4 Major Local Streets
DESCRIPTION
FROM (East or South)
3
Airport Rd.
Hwy. 412 E.
W. Alpine St.
S. Garrett St.
W. Benton St.
N. Broadway St.
Bill Young Rd.
Airport Rd.
S. Britt St.
E. Jefferson St.
Brooks Rd.
Hwy. 59 S.
3
N. Carl St.
W. Elgin St.
S. Carl St.
W. Twin Springs St.
Dawn Hill East Rd.
N. Country Club Rd.
W. Elgin St.
N. Mt. Olive
S. Elm St.
Corporate Limits
3
S. Elm St.
Brooks Rd.
S. Garrett St.
W. Alpine St.
W. Highland St.
S. Mt. Olive St.
W. Jefferson St.
S. Mt. Olive St.
S. Maxwell St.
E. Kenwood St.
Montclair Ave.
Ravenwood Blvd.
Ravenwood Plaza
N. Progress Ave.
Ravenwood Blvd.
E. Main St.
Roselawn St.
S. Washington St.
Sager Creek Rd.
N. Lincoln St.
South Point Dr. 3
Waukesha Rd.
Sue Anglin Dr.
E. Tahlequah St.
E. Tulsa St.
S. Mt. Olive St.
W. Villa View Dr.
N. Dogwood St.

N. Mt. Olive St.
S. Holly St.
S. Carl St.
State Line Rd.
N. Washington St.
E. Tahlequah St.
Kenwood St. (Hwy. 16 Spur)

TO (West or North)

Davidson Rd. 3
N. Carl St.
N. Dogwood St.
Hwy. 59 N.
E. University St.

S. Elm St. (end)
Lawlis Rd.
W. Alpine St.
Reed Dr.
N. Carl St.
Raines Rd.
Corporate Limits
W. University St.
S. Elm St.
S. Elm St.
E. Main St.
S. Country Club Rd.
Ravenwood Blvd.
Montclair Ave.
Lake Frances Dr.
N. Hico St.
S. Lincoln St. (Hwy. 59 S.)
Cheri Whitlock Dr.
S. Maxwell St.
Arkansas State Line

NOTE: Many Table 5.3 and 5.4 streets are currently not constructed to specified standards, however,
they are planned for reconstruction as the City continues to grow and traffic counts increase.
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7.0 Authority, Jurisdiction, and Enforcement
The City Administrator, or his designee, shall have the authority to edit the MSP
Map, and corresponding document sections, relating to the following:
typographical and scrivener’s errors, street extensions to reflect future
development, altering street classes within one class degree, altering street
alignments as required by environmental conditions, updating the City limits
boundaries to reflect annexation or de-annexation, and updating street names
in accordance with changes authorized by the Board of Directors.
Any development permit or building permit within the City limits and the
Planning Area of the City shall conform to the MSP. All plats, site plans, or
surveys submitted to the City must indicate any street identified in the MSP
that traverses, abuts, or provides access to the said property. Applicants are
required to dedicate right-of-way per MSP designations prior to the issuance of
any permit and may be responsible for street improvements and/or sidewalks
as required by the street ordinances and the Subdivision Regulations. A fee-inlieu may be required as determined by the City Engineer.
Any regulation within this MSP that cannot be fully met shall require a variance
from the City’s Board of Adjustment. The approval criteria of the variance shall
be based on the same criteria used for a variance from the City’s Zoning Code.
When the City is presented with a request for a development permit, the City
Engineer will determine the exact location and extent of required right-of-way
to be dedicated and the required street design for the provisions of said facility
as a condition of the development permit approval.
No building permit shall be issued for any new development, building, addition,
or remodel without review by the City Engineer to determine if right-of-way is
required. If right-of-way is required, it shall be dedicated prior to issuance of
a building permit.
The MSP in the Siloam Springs Planning Area shall be duly considered prior to
action on any matter related thereto which comes before the Planning
Commission, Board of Directors, or any department or agency of the City.

References:
FHWA Functional Classification Guidelines, Federal Highways Administration,
US Department of Transportation, Washington DC, 1989.
www.fhwa.dot.gov/planning/fctoc.htm
A Policy on Geometric Design of Highways and Streets, American Association
of State Highway and Transportation Officials, 2011.
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2035 Northwest Arkansas Regional Long Range Transportation Plan
Northwest Arkansas Regional Planning Commission, 2010
nwarpc.org/planning/nwa-planning-publications/
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