AGENDA
SILOAM SPRINGS BOARD OF DIRECTORS
JUNE 4, 2019
BOARD MEETING / 6:30 PM

Regular Board of Directors Meeting:
I.

II.
III.

IV.

V.
VI.

Opening of Regularly Scheduled Meeting
Call to Order
Roll Call
Prayer
Pledge of Allegiance
Approval of Minutes
Regular Meeting of May 21, 2019
Public Input
Items from the Public not on the Agenda (public may address any City business not listed on the
agenda)
Regularly Scheduled Items
Contracts and Approvals
A. 1st Amendment / Power Purchase and Sale Agreement / Grand River Dam Authority (GRDA)
B. Mutual Aid and Assistance Agreement / Arkansas Municipal Power Association (AMPA)
Ordinances
C. Ordinance 19-14 / 1st Reading / Amending Municipal Code Section 6-10 / Sunday Sales of Beer,
Malt Beverages, and Hard Cider for Off-Premise Consumption by Breweries and Microbrewery
Restaurants
Resolutions
D. Resolution 15-19 / Amending the Master Street Plan
E. Resolution 18-19 / Final Plat Development Permit / East Siloam Commercial Subdivision / 3500
Block of Hwy. 412 E.
F. Resolution 19-19 / Significant Development Permit / Mabo Investments, LLC / 3500 Block of
Hwy. 412 E.
G. Resolution 20-19 / Significant Development Permit / FFC Midwest, LLC / 3500 Block of Hwy.
412 E.
H. Resolution 21-19 / Transportation Alternative Program Grant Application / West Harvard Street
Sidepath
Staff Reports
I. April Financials
J. Administrator’s Report
Directors Reports
Adjournment

MINUTES OF THE REGULAR MEETING OF
THE BOARD OF DIRECTORS OF THE
CITY OF SILOAM SPRINGS, BENTON COUNTY, ARKANSAS,
HELD MAY 21, 2019
The Board of Directors of the City of Siloam Springs, Arkansas, met in regular session at the
Siloam Springs’ Administration Building on May 21, 2019.
The meeting was called to order by Mayor John Turner.
Roll Call: Sappington, Smiley, Burns, Hunt, Rissler, Coleman, Carroll – Present.
City Representatives Present: Phillip Patterson, City Administrator; Jay Williams, City Attorney;
Renea Ellis, City Clerk; Jeremey Criner, Fire Chief; Justin Bland, City Engineer; Steve
Gorszczyk, Public Works Director; Don Clark, Community Development Director; and Jim
Wilmeth, Police Chief.
Opening prayer was led by Director Burns.
Mayor Turner led the Pledge of Allegiance.
A copy of the May 7, 2019, minutes of the regular meeting had previously been given to each
Director. A motion was made by Smiley and seconded by Coleman to approve the minutes as
read. Turner called for a voice vote. Motion passed unanimously.
Public Input: No one came forward.
Item A: Service Award / Police Department. Jim Wilmeth acknowledged Captain Derek Spicer’s
20 years of service to the Siloam Springs Police Department, thanked him for the same, and
presented a 20-year service certificate. Spicer expressed his appreciation and thanked the city
and several individuals for being so good to him.
Item B: Bike Lane Pilot Project / Removal of Bike Lane Delineators / Jefferson Street at Mt.
Olive Street Intersection. Director Coleman apologized for comments he made during the last
Board meeting and expressed his support of the bike trails. Patterson gave an overview of the
area being considered for removal of the delineators and turned the floor over to Sappington.
Sappington briefed the item. Melissa Gute, 616 S. Maple; Patty Arnett, 616 S. Maple; Meghan &
Matt Feyerabend, 414 S. Wright; Dorothy and Casey Letellier, 610 E. Delaware; Julia Bosley,
612 S. Maple; Tyler Carroll, 102 S. Carl; Kim Cornett, 519 S. College; Eric Velasquez, 1576
Hefton Court; Mosely and Bay Greenhill, 712 E. Helena; all addressed the Board with different
points and opinions including the feel of safety in the bike lanes with the delineators; the
freedom of mobility which may otherwise not be possible to bike riders without the bike lanes;
the fact that modifying the design could compromise the integrity of the project and possibly
deter the city from receiving future grants; the overall desire for the safety of all; and their
support for leaving the project as it is, among others. Several thanked Coleman for his comments
made at the beginning of the item. Following discussion by the Board, a Motion was made by
Sappington to direct staff to look at other options for replacing the delineators. Motion failed for
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lack of a second. A motion was motion was made by Coleman and seconded by Smiley to leave
the project as it is. Motion passed 5/2 with Rissler and Sappington voting no.
Item C: Capital Budget Amendment / Public Works Department / Street Division / Flail Mower /
$5,750. Dennis Kindy, Street Superintendent briefed the item. A motion was made by Hunt and
seconded by Coleman to approve the item. Motion passed unanimously.
Item D: Ordinance 19-13 / 3rd Reading / Amending Chapter 2 of the Municipal Code /
Discretionary Purchases without Competitive Bidding. Phillip Patterson briefed the item. A
motion to place Ordinance 19-13 on its third reading, suspending the rules and reading title only,
was made by Smiley and seconded by Carroll. Motion passed unanimously.
An ordinance entitled: An Ordinance Amending Article IV of Chapter 2 of the Municipal Code, to
Enact Procedures for Certain Discretionary Purchases Without Competitive Bidding as Permitted by
State Law, was read on its third reading.
A Motion to adopt Ordinance 19-13 was made by Smiley and seconded by Burns. Motion passed
unanimously.
Item E: Resolution 16-19 / Transportation Alternative Program Grant Application / West Harvard
Street Sidepath. Justin Bland briefed the item. A Motion to approve Resolution 16-19 was made by
Smiley and seconded by Coleman. Motion passed unanimously.
Item F: Resolution 17-19 / Arkansas Department of Aeronautics Grant Application / Airport /
Vault Equipment Upgrades. Don Clark briefed the item. A Motion to approve Resolution 17-19 was
made by Burns and seconded by Hunt. Motion passed unanimously.
Administrator’s Report: Patterson reported an expenditure in the Police Department of
$30,883.81 for the purchase of a 2019 AWD Dodge Durango; reported city sales tax for the
month of April was down 5.3% and 1.4% for the year, and county sales tax for the month of
April was up 4% and down 14% for the year; and lastly reminded the Board that the Arkansas
Municipal League Conference was June 12-14.
The Mayor pointed out that a Memorial Day Celebration would be held Saturday at 10:00 am, at
the American Legion and encouraged attendance; and said he was excited the Butler Creek Boys
would be playing at the Memorial Park grand opening.
Directors Reports. Hunt reminded everyone of the grand opening of Memorial Park Saturday at
10:00 am; thanked Captain Spicer for his service and Director Sappington for bringing the
discussion on the bike lane; reminded the audience of the “Fix-It” form on the city website; and
pointed out school would be out soon so watch for the kids. Burns reminded the audience of the
Sprinkler Demonstration at Fire Station 1 at 11:00 am on Thursday; that projects need to be seen
through fruition; and said he appreciated polite discussion. Sappington mentioned that the police
department does free finger printing; pointed out the Bright Futures breakfast this Friday and
encouraged those who received an invitation to attend; advised of a school feeding program this
summer for students under 18; and said to watch out for student drivers. Rissler wished Travis
White a Happy Retirement; congratulated Captain Spicer on his 20 years of service; said she will
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be asking for more citizen input through Facebook; reminded everyone the Family Aquatic
Center would open on May 25th; that a Kid’s Fishing Derby would be held on June 1st; and
wished everyone a safe Memorial Day. Carroll reminded everyone that school would be out
soon and the Memorial Park opening would bring great feedback. Smiley congratulated Captain
Spicer on his 20 years of service and Travis White on his retirement; said she was proud of the
citizen turn-out and voicing their comments; summer camps were available for the kids; and she
is looking forward to Memorial Park opening. Coleman said he appreciated citizen input; said he
would like to see the “push here button” on the crosswalk sign at the library turned around and
pointed out as long as the light was flashing, drivers should remain stopped.
A Motion to adjourn was made by Coleman and seconded by Smiley. The mayor called for a
voice vote. Motion passed unanimously.
Meeting adjourned.
APPROVED:
ATTEST:

Renea Ellis, City Clerk

{Seal}

John Mark Turner, Mayor

STAFF REPORT
TO:
FROM:
DATE:
RE:

Phillip Patterson, City Administrator
Phil Stokes, Electric Director
May 29, 2019
1st Amendment / Power Purchase and Sale Agreement / Grand River Dam Authority (GRDA)

Recommendation: Approve the First Amendment to the GRDA Power Purchase and Sale Agreement

Background: On November 14, 2007 GRDA and the City of Siloam Springs entered into a Power
Purchase and Sale Agreement (“PPSA”) to which GRDA agreed to supply, and the City agreed to
purchase wholesale electricity. This PPSA requires the City to sell electric power only to retail
customers. However, the PPSA did not address electric vehicle charging stations. This amendment
clarifies electric vehicle charging stations are to be considered retail customers under the PPSA.
In addition, the PPSA establishes a late payment charge of two (2) percent per month and the GRDA
rate schedule establishes a late payment charge of 1.5% per month. This Amendment clarifies that the
applicable late payment charge is the lower amount of 1.5% per month.
Lastly, GRDA is required by the PPSA to apply any change, including rate increases or decreases, in a
rate schedule in a reasonable and not unduly discriminatory manner. This Amendment clarifies that
GRDA may make available various voluntary programs, such as renewable/clean energy programs,
economic development riders, and other programs or riders for the City and other customers in the same
rate class without being discriminatory.
The proposed amendment has been reviewed and approved by the City Attorney, and staff recommends
the Board approve the amendment.
Fiscal Impact: There are no fiscal impacts to budget.
Attachments: None

STAFF REPORT
TO:
FROM:
DATE:
RE:

Phillip Patterson, City Administrator
Phil Stokes, Electric Director
May 29,2019
Mutual Aid and Assistance Agreement / Arkansas Municipal Power Association (AMPA)

Recommendation: Approve the Arkansas Municipal Power Association Mutual Aid and Assistance
Agreement

Background: When electrical emergencies occur assistance may be needed in the form of personnel,
equipment and supplies from outside the area of impact. This Agreement allows AMPA members to
coordinate response activities and share resources during emergencies. In addition, the Agreement sets
forth the procedures and standards for the administration of the interagency mutual aid and assistance.
The basic points of the Agreement are as follows:
•
•
•
•
•
•
•

Nothing in the Agreement requires any member to request assistance or to respond to a request
for assistance from another member;
Any responding personnel are to remain under the control of the responding member;
The requesting member will be responsible for providing food and shelter, and if necessary
communication equipment, to the responding member’s personnel;
The requesting member will reimburse the responding member for all labor, equipment, and
material costs incurred while providing aid and assistance;
The responding member will be responsible for worker’s compensation for its employees;
To the extent provided by law, the requesting member will indemnify, defend, and hold harmless
the responding member from and against any and all losses, claims, damages, etc.; and
Any member may terminate the Agreement with 30-day notice.

The Agreement has been reviewed and approved by the City Attorney, and staff request Board approval.
Fiscal Impact: There will be no fiscal impact to the budget.
Attachments: None

STAFF REPORT
TO:
FROM:
DATE:
RE:

Mayor and Board of Directors
Phillip Patterson, City Administrator
May 29, 2019
Ordinance 19-14 / Amending Municipal Code Section 6-10 / Sunday Sales of Beer, Malt
Beverages, and Hard Cider for Off-Premise Consumption by Breweries and Microbrewery
Restaurants
Recommendation: Place Ordinance No. 19-14 on its ______ (1st, 2nd or 3rd) reading, suspending the
rules and reading by title only.”
Background: On April 16, 2019, during the public comment period of the Board meeting, the owners of
Ivory Bill Brewery requested the Board of Directors consider allowing the brewery to sell beer on Sundays
for off-premise consumption due to the fact that state law allows breweries to sell packaged beer for offpremise consumption on any day of the week during normal business hours, and that breweries in other
municipalities in Benton County are permitted to do so. During the Board meeting on May 7, 2019, staff
asked if the Board wished to consider an ordinance amending the municipal code for such purposes. Based
on the direction provided to staff at that time, the attached ordinance has been prepared.
State statutes allows Small Breweries (A.C.A. §3-5-1415) and Microbrewery-Restaurants (A.C.A. §3-51204) to sell beer, malt beverages, and hard cider for off-premises consumption on any day of the week
during legal operating hours. A Small Brewery is defined as any licensed brewery that manufactures fewer
than 45,000 barrels of beer, malt beverage, and hard cider per year for sale or consumption. A Nano
Brewery, which is a type of Small Brewery as defined by City Code, is any licensed brewery that
manufactures fewer than 5,000 barrels per year. Ivory Bill Brewery has a city-issued Nano Brewery license
and state-issued Small Brewery license. Microbrewery-Restaurants are defined as any establishment in
which beer, malt beverages, and hard cider are both brewed and sold at retail in a restaurant setting under the
same ownership and in the same building or attached buildings. There are currently no licensed
Microbrewery-Restaurants in Siloam Springs.
The proposed amendment would modify City Code Section 6-10 to allow Small and Nano Breweries, and
Microbrewery-Restaurants, to sell packaged beer, malt beverages, and hard cider for off-premise
consumption on Sundays.
Fiscal Impact: Increased sales will generate increased sales tax revenue.
Attachments:
Redacted version of proposed code amendment
Ordinance No. 19-14

PROPOSED CODE AMENDMENTS

Sec. 6-10. - Sunday sale of wine, beer.
(a)
Notwithstanding any other provision of this chapter, it shall be unlawful for any person to sell any
wine or beer for off-premises consumption on Sunday with the exception of licensed Small or Nano
Breweries, including Small or Nano Hard Cider Manufacturers, and licensed Microbrewery-Restaurants.
Small and Nano Breweries operating in accordance with A.C.A. §3-5-1405 may sell beer, malt
beverages, and hard cider for off-premise consumption on any day of the week during all legal operating
hours. Microbrewery-Restaurants operating in accordance with A.C.A. §3-5-1204 may sell beer, malt
beverages, and hard cider for off-premise consumption on any day of the week during legal operating
hours.
(b)
Any person violating this section shall be punished by a fine of not less than $50.00 nor more
than $100.00.

ORDINANCE NO. 19-14
AN ORDINANCE AMENDING SECTION 6-10 OF THE SILOAM SPRINGS
CITY CODE TO PROVIDE FOR SUNDAY SALES OF BEER, MALT
BEVERAGES AND HARD CIDER FOR OFF-PREMISES CONSUMPTION
BY CERTAIN ESTABLISHMENTS WHERE PERMITTED BY STATE LAW
WHEREAS, the State of Arkansas has granted licensed small breweries, small hard cider
producers, and licensed microbrewery-restaurants the privilege of selling beer, malt
beverages, and hard cider for off-premise consumption on any day of the week during all
legal operating hours; and;
WHEREAS, the Siloam Springs City Code does not currently permit such Sunday sales;
and
WHEREAS, allowing such sales is expected to enhance tourism, strengthen Siloam
Springs businesses, and increase tax revenue; and
WHEREAS, it is in the best interest of the City to conform our City Code to State Law
and the practice of surrounding communities;
NOW THEREFORE, be it ordained by the Board of Directors of the City of Siloam
Springs:
SECTION I.
That Section 6-10 of the Siloam Springs City Code is hereby amended to read as follows:
Chapter 6 - ALCOHOLIC BEVERAGES
Sec. 6-10. - Sunday sale of alcoholic beverages, wine, and beer.
(a) Notwithstanding any other provision of this chapter, it shall be unlawful for
any person to sell any alcoholic beverage, wine or beer for off-premises
consumption on Sunday with the exception of licensed Small or Nano
Breweries, including Small or Nano Hard Cider Manufacturers, and
licensed Microbrewery-Restaurants. Small and Nano Breweries operating
in accordance with A.C.A. §3-5-1405 may sell beer, malt beverages, and
hard cider for off-premise consumption on any day of the week during all
legal operating hours. Microbrewery-Restaurants operating in accordance
with A.C.A. §3-5-1204 may sell beer, malt beverages, and hard cider for
off-premise consumption on any day of the week during legal operating
hours.
(b) Any person violating this section shall be punished by a fine of not less
than $50.00 nor more than $100.00.
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SECTION II.
Repealer and severability. Prior Ordinances in conflict with the provisions enacted herein
are repealed to the extent of the conflict as of the effective date of this Ordinance. If any
provision of a section of this Ordinance or the application thereof to any person or
circumstance is held invalid, the invalidity does not affect the other 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

2019.

ATTEST:

APPROVED:

_______________________________

__________________________

Renea Ellis, City Clerk

John Mark Turner, Mayor

(SEAL)

Ord. No. 19-14
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REVISED STAFF REPORT
TO:
FROM:
Cc:
DATE:
RE:

Phillip Patterson, City Administrator
Ben Rhoads, AICP, Senior Planner
Don Clark, Community Development Director
May 29, 2019
Resolution 15-19 / Amending the Master Street Plan

Recommendation: Approve Resolution No. 15-19, authorizing amendments to the Master Street Plan.
Background: This resolution was originally presented to the Board at the May 7, 2019 meeting. At that
time the Board voted to table the issue until the June 4th Board meeting. In addition, Director Sappington
requested staff to redraft portions of the text to provide better clarification.
The City desires to amend the Master Street Plan pertaining to no outlet street length. The reasoning
behind the requested changes are outlined in the attached Planning Commission memorandum. The
Planning Commission reviewed the plan change at the April 9, 2019 regular meeting. The public had no
comments. After review of the proposed amendments, the Commission recommended a minor change in
Section 4.3.2(b), changing the word from “shall” to “may” in the second sentence referring back the how
a variance is granted. You will see the original text in the redacted attachment to the Planning Commission
memorandum. The Commission, with two Commissioners absent, voted in favor, with the word change
as stated, by a 5-0 vote.
Fiscal Impact: Staff is not aware of any fiscal impact at this time.
Attachments:
Redacted and clarified copy of proposed amendments
Staff report to Planning Commission without Attachments
Resolution No. 15-19

PROPOSED MASTER STREET PLAN AMENDMENTS
Added terms are underlined and deleted terms are struck through.
Changes made for clarification are shown in blue
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PLANNING COMMISSION STAFF REPORT
TO:
FROM:
Cc:
DATE:
RE:

Planning Commission
Ben Rhoads, AICP, Senior Planner
Don Clark, Community Development Director
March 18, 2019
Amending Master Street Plan

Recommendation: Approval of the Code change.
Background: On March 11, 2019, staff was asked to investigate a potential change to the City’s Master
Street Plan (MSP) with respect to the maximum allowed length of a no outlet street, also commonly
referred to as a “cul-de-sac”. This request came about due to the re-submission of a preliminary plat
application, called the Moonridge Addition, which is in violation of the MSP’s maximum no outlet
street length. Unlike the City’s Comprehensive Plan, the MSP is adopted by ordinance, so its regulations
function the same way as any other City Code even though the MSP is not part of the City’s Municipal
Code.
Staff compared the current MSP regulations, adopted in 2014, to the current issue of the Arkansas Fire
Prevention Code. It was determined that to be consistent with the Fire Prevention Code, the maximum
no outlet street length can be extended to 750 linear feet. The current maximum length is 500 linear feet.
The MSP currently states that a variance can be sought should a design requires a no outlet street to be
longer than 500 linear feet, but that no variance is allowed for streets that exceed 750 linear feet.
Pursuant to the first suggested amendment, staff is proposing that this be increased to 1,250 linear feet.
In summary, non-conditional variances are permissible for dead-end streets that are within the 750 to
1,250 linear foot range. Staff wanted to take this a step further by not entirely capping the maximum
length allowed through a variance to an arbitrary length. There may be instances, albeit rarely, where
there may need to be a no outlet street longer than 1,250 linear feet. In these infrequent instances, staff
suggests mandatory conditions on variances (on streets longer than 1,250 ft.) which requires fire
suppression treatments as determined by the Fire Dept. Such treatments may include, but shall not be
limited to, residential fire suppression systems, additional fire hydrants, or additional fire apparatus turnaround areas. With these increased street lengths, staff proposes limiting the number of dwelling units
accessible to a single access to 30 units or less. The 30-dwelling unit figure is taken from the Fire Code
for improved harmony between the Fire Code and the MSP. This limitation will prohibit the recentlyapproved Lawlis Ranch Addition which allowed 60 units on a single public access. Exceptions can be
made in cases where there are planned thru-streets on the MSP map or the subdivision is one phase of
part of a larger phased project approved through a preliminary plat.
In addition to these changes, staff has updated some of the language regarding hammerhead turnarounds
and temporary turnaround and other matters pertaining thereto to update the standards as best
appropriate for common practice. A major overhaul of the MSP is planned to address other aspects of

the MSP, however due to the review and approval timing with the aforementioned preliminary plat, staff
suggests a narrow focus on the subject of no-outlet streets with this update.
Fiscal Impact: None anticipated at this time.
Attachments:
Attachment A: Redacted Master Street Plan document.
Attachment B: Master Street Plan document.
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RESOLUTION NO. 15 - 19
A RESOLUTION AMENDING THE
CITY OF SILOAM SPRINGS MASTER STREET PLAN
Whereas, a public hearing on proposed amendments to the Master Street Plan was held on
the 9 day of April 2019, before the City of Siloam Springs Planning Commission, after proper
notice required by law; and
th

Whereas, after receiving a report from staff, and due consideration thereof, a motion
recommending adoption of said amendments was approved by the Planning Commission; and
Whereas, §86-44 of the Siloam Springs Municipal Code provides for amendment of the
Master Street Plan by resolution of the Board of Directors; and
Whereas, the proposed amendment increasing the maximum allowed length of a no-outlet
street will facilitate productive and beneficial use of previously undevelopable property within the
City of Siloam Springs and its planning area; and
Whereas, included in said amendment are provisions for various conditions, either
discretionary or mandatory, depending on circumstances, for the preservation of public health, safety
and welfare, and minimization of traffic problems associated with no-outlet streets; and
Whereas, it appears such amendments to the Master Street Plan are in the public interest;
Now Therefore:
Be It Resolved by the Siloam Springs Board of Directors as follows:
The amendments to the Master Street Plan, as set forth in Exhibit “A” attached
hereto, are hereby adopted and approved.

Done and Resolved this

day of

2019.

ATTEST:

APPROVED:

___________________________
Renea Ellis, City Clerk

__________________________
John Mark Turner, Mayor

(seal)

City of Siloam Springs
400 N. Broadway, Siloam Springs, AR 72761
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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 Three Year Street Capital
Improvement Plan 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

Revision 4-2-19. No. 10

8

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

2019

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.
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 developer is required to improve the affected
street to the needed design standard as determined by the City
Engineer, or the developer must contribute a proportional share to the
Three Year City Capital Improvement Plan.
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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. 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
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
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(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
traffic calming measures. The service capacity of all Local Streets
at LOS “C” shall be 5,000 vehicles per day.
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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

Principal
Arterial

Minor
Arterial

Collector
Street

Major
Local

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

55
35,000+
1
5
495
1,835
114
115
Per AHTD

50
22,000+
1
7
425
1,400
84
96
Per AHTD

45
9,000+
1
10
360
900
61
79
N/A

35
5,000
1
12
250
455
29
49
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

(assume feet if not otherwise denoted)

Suitable Land Use Units 3

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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4.7.3 Street Signs.
The City will install street signs at the applicant’s expense.
4.8

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
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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.
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.

4.11 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 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.
5.1 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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TO (West or North)
Shady Grove Rd.
Oklahoma State Line
Hwy. 43
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5.2 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.

2019

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.
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.
1

5.3 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.
Copper Leaf Dr. 3
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.
3
Hico St.
E. Kenwood St.
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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.
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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)
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.

N. Lincoln St.

Brashears 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.

S. Mt. Olive St.

Kane St.
Hwy. 59 N.

Hwy. 412
Country Club Rd.

Chesney Rd.

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

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.

5.4 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
Revision 4-2-19. No. 10

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.
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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.

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.

2019
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.

6.0 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.
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
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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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STAFF REPORT
TO:
FROM:
Cc:
DATE:
RE:

Phillip Patterson, City Administrator
Ben Rhoads. AICP, Senior Planner
Don Clark, Community Development Director
May 16, 2019
Resolution 18-19 / Final Plat Development Permit / East Siloam Commercial Subdivision /
3500 Block of Hwy. 412 E.

Recommendation: Approve Resolution No. 18-19, authorizing a final plat development permit for
3500 Block of Hwy. 412 E., subject to the recommended conditions of approval.
Background: The applicant, Graves Revocable Trust and Mabo Investments, LLC, desires to finalize
the East Siloam Commercial Subdivision. The proposal is situated on 9.35-acres and contains three
commercial lots. The Planning Commission reviewed the final plat application at the May 14, 2019
regular meeting. There were no comments from the public. The Commission recommended approval of
the final plat permit by a 7-0 vote, with no abstentions, subject to the following recommended condition
of approval:
The applicant must file this plat at the Benton County Circuit Clerk’s office and provide two
filed copies to the Siloam Springs Community Development Dept. within 45 days of the Board
acceptance of this plat.
Fiscal Impact: Staff is not aware of any fiscal impacts at this time.
Attachments:
Staff report to Planning Commission
Resolution No. 18-19

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

Planning Commission
Ben Rhoads, AICP, Senior Planner
Don Clark, Community Development Director
April 4, 2019
Final Plat Development Permit, FP19-02 / 3500 Block of Hwy. 412 E.

Recommendation: Approval of FP19-02 (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 Siloam Springs Community Development Dept. within 45 days of the
Board acceptance of this plat.
Background:
APPLICATION REVIEW DATES
Planning Commission review: May 14, 2019
Board of Directors review:
June 4, 2019
Note: This application, FP19-01, was originally reviewed at the March 12, 2019 Planning
Commission, but it was formally withdrawn on March 27, 2019. The applicant as since re-applied
for the same application, FP19-02, slightly modified, on April 1, 2019.
APPLICANT AND AGENT
Applicant/Owner: Mabo Investments, LLC / Graves Revocable Trust
Agent: Crafton Tull & Associates – Daniel Ellis, P.E.
SUBJECT PROPERTY ADDRESS
3500 Block of Hwy. 412 E.
PROJECT INTENT
The applicant desires to subdivide a 9.35-acre metes and bounds into three lots, creating the East Siloam
Commercial Subdivision, the lots are as follows:
LOT 1 consists of 1.21 acres or 52,707.60 sq. ft. of lot area more or less.
LOT 2 consists of 1.19 acres or 65,427.12 sq. ft. of lot area more or less.
LOT 3 consists of 6.95 acres or 302,742 sq. ft. of lot area more or less.

REFERENCE APPLICATIONS
The following application is associated with this request:
• SD19-07 (Significant Development Permit) - resubmission
This application will be heard at the May 14, 2019 regular meeting of the Planning Commission.
EXISTING LAND USES AND ZONING
EXISTING LAND USE
Vacant
PROPOSED LAND USE
Commercial Restaurant (Use Unit 16)**
SURROUNDING LAND USE
North: Commercial – restaurant /
Vacant (Future Restaurant)
South: Vacant
East:
Vacant / Abandoned house
West:

Commercial – retail store /
Vacant

EXISTING ZONING
C-2 District (Roadway Commercial) /
Benton County – No Zoning*
PROPOSED ZONING
No zoning change is proposed
SURROUNDING ZONING
North: C-2 District (Roadway commercial)
South:
East:
West:

A-1 District (Agricultural)
I-2 District (Light Industrial) /
Benton County – No Zoning*
C-2 District (Roadway commercial) /
Benton County – No Zoning*

* The southern half of the subject property is outside of the City Limits
** On Lot 1 only.

PROJECT ANALYSIS AND APPROVAL CRITERIA
The following criteria are shown to indicate if this proposal meets the minimum criteria for approval.
Criteria II is a subsection of Sec. 102-53 of the Municipal Code; Criterion III is Sec. 102-77 thru
102-78; Criteria IV thru VI are not directly applicable to the Zoning Code.
I.

ZONING USE UNIT CONSISTENCY
(a) Purpose
The district is established to protect the accessibility, efficiency, utility and value of
intensive commercial enterprises located on major thoroughfares and patronized by
businesses or by the general public.
(b) Planned uses
A commercial space, less than 10,000 square feet, but with over 200 trip ends per day,
falls within Use Unit 16 (Medium impact commercial or office facility). Use Unit 16 is
permitted in the C-2 District. This is applicable for only Lot 1; the future land uses on
the other lots are unknown as of writing this report.
(c) Special uses
This does not apply to this project, as the proposed use (Lot 1) is a planned use. Other
uses are unknown at this time
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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
Lot 1: 1.21 acres or 52,708 sq. ft.
(d) Lot dimensions
Lot 2: 1.19 acres or 65,427 sq. ft.
(1) 8,000 sq. ft.
Lot 3: 6.95 acres or 302,742 sq. ft.
Lot 1: 162.53 ft.
Lot 2: 162.72 ft.
(2) Lot Width: 80 ft.
Lot 3: 325.25 ft.
(e)(3) Floor / area ratio. 0.60
N/A*
(4) Maximum Lot Coverage: 80 percent N/A*
Average Lot Size: 3.116 acres
*See the associated significant development permit memo, SD19-05, for lot coverage and FAR
calculations for Lot 1

III.

DRIVEWAY DESIGN STANDARDS CONSISTENCY
The proposal does not include any proposed driveways; these will be reviewed at the
building permit review, if annexed or if structures tie into City utilities.
MINIMUM DRIVEWAY STANDARDS
SUBJECT PROPERTY PROPOSAL*
REQUIREMENTS
(1) Surface
TBD. Driveways will be installed
Surface must be paved with asphalt,
upon building permit issuance
concrete or paver stones.
(2) Width
TBD. Driveways will be installed
1. Width shall not exceed 30 ft.
upon building permit issuance
2. Width shall not be less than 12 ft.
(a) Spacing. Minimum Drive
TBD. Driveways will be installed
intersection with the street.
upon building permit issuance
(3) All sub-collector streets:
b. Single-family, two-family, and small
office uses:
1. 5 feet from the boundary of the lot.
c. 25 feet from boundary of side street.
*See the associated significant development permit memo, SD19-07, for driveway configuration on Lot 1

IV.

COMPREHENSIVE PLAN CONSISTENCY
The 2030 Land Use Map describes this area as commercial and office and mixed use.
Commercial and Office on the northern half of the property and mixed use on the
southern half of the property. The proposed use is consistent with the 2030 Land Use
Map.

V.

STAFF TECHNICAL REVIEW
City staff met to review the project. The proposal meets or exceeds all City standards and
all technical comments have been addressed by the applicant.
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VI.

UTILITY AND TRAFFIC REQUIREMENTS
(Note: The proposal is not applicable to the Land Use Code)
Water System
There is an existing 10” water line along the south side of Hwy. 412 that the
development will connect to. Staff finds this is adequate for domestic and fire flow
requirements.
Sanitary Sewer System
There is an existing 8” sanitary sewer line along the north and west sides of the site.
The development will connect to the line to the west. Staff finds this adequate for
sanitary sewer requirements.
Storm Sewer System
Generally, speaking, this property drains to the north to a couple of existing culverts
beneath Hwy. 412. At the time of significant development, a stormwater detention
basin and other drainage improvements will be required as details in the drainage
manual.
Traffic Impact
With any development on Hwy. 412, staff is aware of the high traffic volume and the
safety concerns that go along with it. Since Hwy. 412 is controlled by the Arkansas
Department of Transportation, the city has limited authority regarding improvements.
Staff’s best tool in these scenarios is to work with the developer to limit the number
of drive cuts (and thereby potential conflict points) and create cross access easements.
In this situation the developer was willing to consolidate the drive cuts for what will
be three future developments into one.

STAFF DISCUSSION
The applicant is requesting to plat a metes and bounds tract into three lots, creating the East Siloam
Springs Commercial Subdivision. The proposed lots are located southeast of the Lowe’s Home
Improvement store and west of Tractor Supply. The northern two lots, 1 and 2, are accessible to
Hwy. 412 with the southern lot being accessible through an access easement burdening Lots 1 and
2. Lot 1 has an active significant development permit application, see the reference application
section of this report for more information. This proposal is nearly identical to an earlier final plat
reviewed by the Planning Commission in March, 2019, however that application was formally
withdrawn by the applicant on March 27, 2019. The reasoning for the withdrawal was due to the fact
that the applicant needed to negotiate an acceptable location for the western drive access and they
were uncertain, at the time, of how long the negotiations would take. Ultimately this drive was
deleted by the applicant. The original final plat included a cross access easement (east/west) that
would have connected the future north/south drive, located between Lot 1 and Lot 2, to the Tractor
Supply lot. This is removed in favor of a more traditional access that will strictly connect Hwy. 412
to Lot 1 through a shared access drive.
The plat also has a 24-foot wide utility easement on the west side of Lot 1. Staff has not been made
aware of additional plans or proposals for the development of Lots 2 and 3. Lot 3 is partly outside
of the City Limits. This lot will be required to annex into the City upon development. This lot is part
of a larger enclave that is 100 percent surrounded by the City Limits. It is likely that this entire
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enclave will come into the City at one time, thereby eliminating this island. There is also a sizable
drainage easement burdening Lot 3, this feeds stormwater run-off from Lots 1 and 2 to the detention
basin pond that is on the southeast corner of Lot 3. Finally, a staff recommended condition is added
requesting that this plat be filed within 45 days of approval. Excluding the condition, City comments
have been addressed.
LEGAL NOTICE
Staff received no information that:
 Site re-posted: April 2, 2019.
 Newspaper legal notification: April 21, 2019 (Arkansas Democrat-Gazette).
 Letter legal notification: April 16, 2019.
 Staff received no calls or correspondence on the request.
Fiscal Impact:
Staff does not anticipate any fiscal impacts at this time.
Attachments:
Site Specific Proposal
Drone View
General Area Map
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SD19‐07 / FP19‐02 – Mabo Investments
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RESOLUTION NO. 18-19
A RESOLUTION AUTHORIZING A FINAL PLAT
DEVELOPMENT PERMIT FOR PROPERTY LOCATED IN THE
3500 BLOCK OF HIGHWAY 412 EAST
Whereas, a public hearing on the proposed final plat development permit was scheduled for the
14th day of May 2019, before the City of Siloam Springs Planning Commission, after proper notice
required by law; and
Whereas, input was received at said hearing from the applicant and City staff; and
Whereas, after due consideration, a motion recommending approval of the final plat development
permit, with the condition set forth below, was passed by the Commission; and
Whereas, it appears that the final plat development permit is in the public interest; Now
Therefore:
Be It Resolved by the Siloam Springs Board of Directors as follows:
I.

A final plat development permit for the property located in the 3500 Block of Hwy. 412 E., as
set forth on Exhibit “A” attached hereto, is hereby granted subject to the following condition:
The applicant must file this plat at the Benton County Circuit Clerk’s office and
provide two filed copies to the Siloam Springs Community Services Dept. within 45
days of the Board acceptance of this plat.

II. Adoption of this resolution has been materially induced by the applicant’s offer to abide by the
aforesaid condition. Upon the Board of Directors’ determination that there has been a
substantial failure in performance of the terms, the permit shall be deemed void from the
beginning.
necessary for timely completion of the project.
Done and Resolved this ______ day of June 2019.
Approved:
Attest:
John Mark Turner, Mayor
Renea Ellis, City Clerk
(SEAL)
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STAFF REPORT
TO:
FROM:
Cc:
DATE:
RE:

Phillip Patterson, City Administrator
Ben Rhoads, AICP, Senior Planner
Don Clark, Community Development Director
May 16, 2019
Resolution 19-19 / Significant Development Permit / Mabo Investments, LLC / 3500
Block of Hwy. 412 E.

Recommendation: Approve Resolution No. 19-19, authorizing a significant development permit for
3500 Block of Hwy. 412 E., subject to the recommended condition of approval.
Background: The applicant, Mabo Investments, LLC and Graves Revocable Trust, requests to
construct a 3,149 sq. ft. restaurant. The Planning Commission reviewed the significant development
permit application at the May 14, 2019 regular meeting. The public had no comments. The Commission
recommended approval of the significant development by a 7-0 vote (with no abstentions), subject to the
following recommended condition of approval:
The applicant shall file the associated final plat survey, prior to building permit issuance.
Fiscal Impact: Staff is not aware of any fiscal impacts at this time.
Attachments:
Staff report to the Planning Commission
Resolution No. 19-19

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
April 5, 2019
Significant Development Permit, SD19-07 / 3500 Block of Hwy. 412 E.

Recommendation: Motion to approve SD19-07 (Significant Development Permit), subject to the
following conditions:
1.) The applicant shall file the associated final plat survey, prior to building permit issuance.
Background:
APPLICATION REVIEW DATES
Planning Commission review: May 14, 2019
Board of Directors review:
June 4, 2019
Note: This application, SD19-05, was originally reviewed at the March 12, 2019 Planning
Commission, but it was formally withdrawn on March 27, 2019. The applicant has since re-applied
for the same application, SD19-07, slightly modified, on April 1, 2019. Due to the permit being
withdrawn, this was not remanded at the Board of Directors.
APPLICANT AND AGENT
Applicant/Owner: Mabo Investments, LLC / Graves Revocable Trust
Agent: Crafton Tull & Associates – Daniel Ellis, P.E.
SUBJECT PROPERTY ADDRESS
3500 Block of Hwy. 412 E.
PROJECT INTENT
The applicant requests to construct a restaurant, totaling 3,149 sq. ft.
REFERENCE APPLICATIONS
The following application is associated with this request:
• FP19-02 (Final Plat Development Permit) - resubmission
This application will be heard at the May 14, 2019 regular meeting of the Planning Commission.

EXISTING LAND USES AND ZONING
EXISTING LAND USE
Vacant
PROPOSED LAND USE
Commercial Restaurant (Use Unit 16)*
SURROUNDING LAND USE
North: Commercial – restaurant /
Vacant (Future Restaurant)
South: Vacant
East:
Vacant
West:
Commercial – retail store

EXISTING ZONING**
C-2 District (Roadway commercial)
PROPOSED ZONING
No zoning change is proposed
SURROUNDING ZONING**
North: C-2 District (Roadway commercial)
South:
East:
West:

C-2 District (Roadway commercial)
C-2 District (Roadway commercial)
C-2 District (Roadway commercial)

* Medium Impact Commercial is chosen due to anticipated higher trip ends over 200 per day.
** The proposed Lot 1, 1.21-acre lot, associated with the development request, is used for this analysis, see the reference
application section of this report.

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; Criteria
VIII & IX are not directly applicable to the Zoning Code; and Criterion X is Sec. 54-33.
I.

ZONING USE UNIT CONSISTENCY
(a) Purpose
The district is established to protect the accessibility, efficiency, utility and value of
intensive commercial enterprises located on major thoroughfares and patronized by
businesses or by the general public.
(b) Planned uses
A commercial space, less than 10,000 square feet, but with over 200 trip ends per day,
falls within Use Unit 16 (Large impact commercial or office facility). Use Unit 16 is
permitted in the C-2 District.
(c) 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 zone standards are compared with the subject property’s lot below:
MINIMUM (C-2) ZONING
SUBJECT PROPERTY PROPOSAL*
REQUIREMENTS
(d) lot dimensions
1.21 acres or 52,708 sq. ft.
(1) Lot Area: 8,000 sq. ft.
(2) Lot Width: 80 ft.
Approx. 162 feet
(e) Building limits
81.75 ft.
(1)(c) Setback required from an arterial
street or larger.
1. Front: 50 feet
2. Side: 10 feet
50.17 ft. (east side)
3. Side on Corner: 15 feet
66.84 ft. (west side)
4. Rear: 20 feet*
155.2 ft.
(2) Height Limit: 45 feet maximum
25 ft.
(3) Maximum Floor to Area Ratio: 0.60 0.06 or 6.0%
(maximum
(4) Maximum Lot Coverage: 80%
65.38 %
(f) Open Space
North 12 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: 6 ft.
if fronting on a principal arterial street
(2) Minimum percent of open space: 20%
30.00%
10% must be visible from front or sides of Visible from Hwy. 412.
the lot from addressing right-of-way
*Note, this lot is associated with a proposed final plat subdivision. See condition No. 1.

III.

PARKING SPACE DESIGN CONSISTENCY
PARKING SPACE REQUIREMENTS
(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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Spaces comply
Spaces are paved with regular duty
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IV.

PARKING STANDARDS CONSISTENCY
Parking is calculated by the square footage of the proposed restaurant at 1 space for every
100 square feet.
USE
REQUIRED
EXISTING
NET
PARKING
PARKING
PARKING
PROPOSED
SURPLUS/
PARKING*
DEFICIT
Restaurant
31.49
0
32
+0
(3,149 SF)
* Includes ADA accessible spaces.

V.

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 duty
asphalt or concrete.
asphalt paving
(4) Parking lot landscaping is required 1,966 SF, 15.16 %
as follows:
a. 12-50: 6 percent of gross interior
parking area
(5) No parking allowed along
The parking area encroachment into
easements, except as specifically
the easement is typical and has been
approved by all public and private
shown
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, please
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
25 feet *
1. Width shall not be less than 25 ft.
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 4)

95 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)

195.91 ft (west)
181.09 (east)**
N/A
N/A – shared access drive, which
straddles the lot line.

The existing drive meets or exceeds
these requirements.

*Shared access between two lots on the northern drive.
**Note: This drive is to an abandoned house and is no longer in use.

VIII.

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.

IX.

STAFF TECHNICAL REVIEW
City staff met to review the project. With the exception of the stated staff suggested
conditions, the proposal meets or exceeds all City standards and all technical comments
have been addressed by the applicant.

X.

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:
The applicant’s proposal is a restaurant. Staff is aware of no evidence that the
proposed development will cause a consistent disturbance to the peace and
enjoyment of the neighboring properties. Enforcement of the City Code’s
nuisance chapter will ensure that excessive noise, or unsightly debris, etc. is
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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, without fair recompense, any property value in the
neighborhood:
The property is located along a major thoroughfare and is zoned appropriately
for a restaurant. 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.
(3) 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 highway. If traffic is not exceeding posted speed limits,
the addition of new vehicles will not increase the safety risk.
(4) Is adequately supported by infrastructure, including without limitation, water and
sewage systems, streets, and drainage:
Water System
A 10” water main exists across the frontage of the site on the south side of
Hwy. 412. Additionally, the developer will extend an 8” water line along the
east side of the site to provide future water access to the area to the south. Staff
finds this line 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 on the south side of Hwy.
412. Staff finds this existing infrastructure to be adequate for waste water
needs.
Storm Sewer System
The development will create an increase in the peak storm water rate leaving
the site. To compensate for this the developer is proposing a detention basin
south east of the site on a separate parcel. This detention basin will be used for
a total of three parcels (including this one) when the whole 9.36-acre tract is
developed. This proposal meets the requirements of the drainage manual.
Traffic Capacity
With any development on Hwy. 412, staff is aware of the high traffic volume
and the safety concerns that go along with it. Since Hwy. 412 is controlled by
the Arkansas Department of Transportation, the city has limited authority
regarding improvements. Staff’s best tool in these scenarios is to work with the
developer to limit the number of drive cuts (and thereby potential conflict
points) and create cross access easements. In this situation the development is
only proposing one drive for a total of three future parcels.
As for traffic impact, The Institute of Transportation Engineer’s Trip
Generation Manual was utilized to calculate that the development will create
approximately 1,210 trip ends. However, the manual also indicates that as
much as half of this traffic on average would be pass-by. This pass-by term
means that the cars are already on the road to visit Wal-Mart, Lowes, etc. and
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stop into the fast food restaurant on the way (and are not a new trip end on the
roadway). Staff would even suggest taking this percentage higher due to the
large percentage of Hwy. 412 traffic that is actually passing through Siloam
Springs. However, taking this 50% into consideration reduces the total
anticipated new trip ends on Hwy. 412 to be 605. With a current traffic count
of 25,000 vehicles per day (vpd) on Hwy. 412 in this area and a proposed
capacity of 35,000 vpd, staff finds the current roadway adequate for the
proposed development.
(5) 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.
(6) Promotes economic conditions or public welfare within the city.
The new restaurant will provide new jobs to the community as well as
increased quick service dining to the community.
STAFF DISCUSSION
The applicant is seeking approval to construct a new 3,149 sq. ft. quick service restaurant located
across the street from Rib Crib restaurant and east of Tractor Supply. This is a re-submission of an
earlier project that was withdrawn by the applicant on March 27, 2019. After the withdrawal, the
applicant submitted a new application upon the conclusion of negotiations with the abutting property
owner to the west on the proposed driveway placement. However, ultimately the western drive was
deleted by the developer due to continued concerns from the neighboring property owner to the west.
The subject property should not be confused with the parent tract. For the purposes of this report, the
subject property, where the restaurant is to be constructed, refers to the future Lot 1 of the East
Siloam Commercial Subdivision. As shown in the reference application section of this report (pg. 2),
there is an associated final plat on the same property that proposes to split off the subject property
from a much larger land tract. The applicant seeks access through an existing north/south driveway
that is situated on the east side of Tractor Supply as well as a new northern drive that will access
Hwy. 412 directly. Like recent development applications reviewed along the Hwy. 412 corridor, the
applicant seeks to make the proposed northern driveway a shared access so that new developments to
the east and south may make use of the same drive. As of writing this report, staff has not received
any additional development applications for the remainder of the parent tract. Sidewalk will connect
from Hwy. 412 directly to the proposed facility.
There is an existing billboard located on the northwest corner of the property. Due to an irrevocable
lease, this billboard cannot be relocated. Therefore, the applicant is proposing a joint
identification/multi-tenant sign off the subject property. The Sign Code states that there can only be
one freestanding sign per lot, unless it is on a corner. The site is large enough to accommodate
landscaping and ample parking. Stormwater drainage will be handled by a basin located south of the
subject property. Utilities are also available to the west and north of the property. Staff is suggesting
one condition on filing the associated final plat. All City-issued technical comments have been
addressed by the applicant.
LEGAL NOTICE
 Site posted: April 03, 2019.
 Newspaper legal notification: April 21, 2019 (Arkansas Democrat-Gazette).
 Letter legal notification: April 16, 2019.
 Staff received no phone calls or no correspondence on the request.

5/9/19 P.N. 03-04334-000, SD19-07

7

Fiscal Impact:
Street frees are not applicable for this request due to the project accessing a state-maintained highway
and a private drive. Staff is not aware of any fiscal impacts at this time.
Attachments:
Site Plan Proposal with Landscape Plan
Drone View
General Area Map
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RESOLUTION NO. 19 - 19
A RESOLUTION AUTHORIZING A SIGNIFICANT
DEVELOPMENT PERMIT FOR PROPERTY LOCATED IN
THE 3500 BLOCK OF HIGHWAY 412 EAST (SD19-07)
Whereas, a public hearing on the proposed significant development permit was held on the
14 day of May 2019, before the City of Siloam Springs Planning Commission, after proper notice
required by law; and
th

Whereas, after receiving a report and statements from the applicant and staff, and due
consideration thereof, a motion recommending issuance of said permit, with a stated condition, was
approved by the Planning Commission; and
Whereas, it appears that the significant development permit, with the condition stated below,
is in the public’s interest;
Now Therefore:
Be It Resolved by the Siloam Springs Board of Directors as follows:
I.

A significant development permit for property located in the 3500 Block of Hwy.
412 E., as set forth on Exhibit “A” attached hereto, is hereby granted with the
following condition:
The applicant shall file the associated final plat survey, prior to building
permit issuance.

II.

Adoption of this resolution has been materially induced by the applicant’s offer to abide by the
aforesaid condition. Upon the Board of Directors’ determination that there has been a
substantial failure in performance of the terms, the permit shall be deemed void from the
beginning.

Done and Resolved this

ATTEST:

day of

2019.

APPROVED:
_____

Renea Ellis, City Clerk
(SEAL)

John Mark Turner, Mayor
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MAGNOLIA X SOULANGIANA / SAUCER MAGNOLIA

B&B

1.5"CAL

8` HT. MIN.

QTY

BOTANICAL NAME / COMMON NAME

CONT

CAL

SIZE

3

PLATANUS OCCIDENTALIS / AMERICAN SYCAMORE

B&B

2"CAL

10` HT. MIN.

5

QUERCUS PHELLOS / WILLOW OAK

B&B

2"CAL

10` HT. MIN.

5

TAXODIUM DISTICHUM / BALD CYPRESS

B&B

2"CAL

10` HT. MIN.

QTY

BOTANICAL NAME / COMMON NAME

CONT

CAL

SIZE

3

CEDRUS ATLANTICA `GLAUCA FASTIGA` / ATLAS CEDAR

B&B

1.5"CAL

8` HT. MIN.

4

JUNIPERUS COMMUNIS `HIBERNICA` / IRISH JUNIPER

B&B

1.5"CAL

6`-8` HT.

QTY

BOTANICAL NAME / COMMON NAME

SIZE

HEIGHT

SPREAD

29

CALAMAGROSTIS X ACUTIFLORA `KARL FOERSTER` / FEATHER REED GRASS
3 GAL

24" HT. MIN.

12" SPREAD MIN.

31

ILEX CORNUTA `CARISSA` / CARISSA HOLLY

18" HT. MIN.

18" SPREAD MIN.

105

JUNIPERUS CONFERTA `GOLDEN PACIFIC` / GOLDEN PACIFIC JUNIPER 3 GAL

6" HT.MIN.

18" SPREAD MIN.

27

LOROPETALUM CHINENSE `PIZAZZ` / PIZAZZ LOROPETALUM

3 GAL

18" HT. MIN.

18" SPREAD MIN.

14

MISCANTHUS SINENSIS / JAPANESE SILVER GRASS

3 GAL

30" HT. MIN.

18" SPREAD MIN.

21

SPIRAEA X BUMALDA `ANTHONY WATERER` / ANTHONY WATERER SPIRAEA
3 GAL

18" HT. MIN.

18" SPREAD MIN.

6

VIBURNUM OPULUS `ROSEUM` / SNOWBALL VIBURNUM

18" HT. MIN.

18" SPREAD MIN.

3 GAL

C
L

Solid
Sod

BOTANICAL NAME / COMMON NAME

LOUISIANA KITCHEN PLK DESIGN STANDARDS
62 SEATS / DUAL-LINE HIGH PRODUCTION

Bald Cypress
(5)

POPEYES
PLK1771 HP PROTOTYPE
E.I.F.S. / SIMULATED STONE

Gold Redbud
(8)

Pizazz Loropetalum
(3)

Alleghany Viburnum
(12)

Golden Pacific Juniper
(7)
Carissa Holly
(11)

Willow Oak
(1)

GROUND COVERS
American Sycamore
(3)

Solid
Sod

12

VIBURNUM X RHYTIDOPHYLLOIDES / ALLEGHANY VIBURNUM

3 GAL

QTY

BOTANICAL NAME / COMMON NAME

CONT

20,359 SF

Solid
Sod

3 GAL

ZOYSIA JAPONICA `EL TORO` / EL TORO ZOYSIA

18" HT. MIN.

18" SPREAD MIN.

TE
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STAFF REPORT
TO:
FROM:
Cc:
DATE:
RE:

Phillip Patterson, City Administrator
Ben Rhoads, AICP, Senior Planner
Don Clark, Community Development Director
May 16, 2019
Resolution 20-19 / Significant Development Permit / FFC Midwest, LLC / 3500 Block of
Hwy. 412 E.

Recommendation: Approve Resolution No. 20-19, authorizing a significant development permit for
3500 Block of Hwy. 412 E., subject to the recommended conditions of approval.
Background: The applicant, FFC Midwest, LLC and Hagg-Brown Development, LLC, requests to
construct a 2,844 sq. ft. restaurant. The Planning Commission reviewed the significant development
permit application at the May 14, 2019 regular meeting. The public had no comments. The Commission
recommended approval of the significant development by a 7-0 vote (with no abstentions), subject to the
following recommended conditions of approval:
1. The applicant must pay a water line reimbursement fee in the amount of $5,803.69, prior to
issuance of final certificate of occupancy.
2. The applicant shall acquire full vehicular access to the northern and eastern driveways, located
off site, prior to certificate of occupancy.
3. The applicant shall file a utility easement via separate instrument for the water main extension
on the west side of the lot, prior to building permit issuance.
Fiscal Impact: Staff is not aware of any fiscal impacts at this time.
Attachments:
Staff report to the Planning Commission
Resolution No. 20-19

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
May 8, 2019
Significant Development Permit, SD19-04 / 3500 Block of Hwy. 412 E.

Recommendation: Motion to approve SD19-04 (Significant Development Permit), subject to the
following conditions:
1.) The applicant must pay a water line reimbursement fee in the amount of $5,803.69, prior to
issuance of final certificate of occupancy.
2.) The applicant shall acquire full vehicular access to the northern and eastern driveways, located
off site, prior to certificate of occupancy.
3.) The applicant shall file a utility easement via separate instrument for the water main extension on
the west side of the lot, prior to building permit issuance.
Background:
APPLICATION REVIEW DATES
Planning Commission review:
Board of Directors review:
Planning Commission 2nd review:
Board of Directors review:

March 12, 2019
April 2, 2019
May 14, 2019 (remanded)
June 4, 2019

Note: This project was remanded at the April 2, 2019 Board of Directors to the May 14, 2019
meeting of the Planning Commission due to a site plan change after the Planning Commission review
of March 12, 2019.
APPLICANT AND AGENT
Applicant/Owner: FFC Midwest, LLC / Hagg-Brown Development, LLC
Agent: Crafton Tull & Associates – Daniel Ellis, P.E.
SUBJECT PROPERTY ADDRESS
3500 Block of Hwy. 412 E.
PROJECT INTENT
The applicant requests to construct a restaurant totaling 2,844 sq. ft.

EXISTING LAND USES AND ZONING
EXISTING LAND USE
Vacant
PROPOSED LAND USE
Commercial Restaurant (Use Unit 16)*
SURROUNDING LAND USE
North: Vacant
South: Vacant
East:
Vacant (Future Restaurant)
West:
Commercial - restaurant

EXISTING ZONING
C-2 District (Roadway commercial)
PROPOSED ZONING
No zoning change is proposed
SURROUNDING ZONING
North: C-2 District (Roadway commercial)
South: C-2 District (Roadway commercial)
East:
C-2 District (Roadway commercial)
West:
C-2 District (Roadway commercial)

*Large Impact Commercial is chosen due to anticipated higher trip ends being over 200 per day.

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; Criteria
VIII & IX are not directly applicable to the Zoning Code; and Criterion X is Sec. 54-33.
I.

ZONING USE UNIT CONSISTENCY
(a) Purpose
The district is established to protect the accessibility, efficiency, utility and value of
intensive commercial enterprises located on major thoroughfares and patronized by
businesses or by the general public.
(b) Planned uses
A commercial space, less than 10,000 square feet, but with over 200 trip ends per day,
falls within Use Unit 16 (Large impact commercial or office facility). Use Unit 16 is
permitted in the C-2 District.
(c) Special uses
This does not apply to this project, as the proposed use is a planned use.

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
0.94 acres or 41,079 sq. ft.
(1) Lot Area: 8,000 sq. ft.
(2) Lot Width: 80 ft.
Approx. 145.7 feet
(e) Building limits
94.24 ft.
(1)(c) Setback required from an arterial
street or larger.
1. Front: 50 feet
2. Side: 10 feet
33.85 ft. (east side)
76.94 ft. (west side)
3. Side: 10 feet*
4. Rear: 20 feet
64.7 ft.
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(Table continued from page 2)
(2) Height Limit: 45 feet maximum
(3) Maximum Floor to Area Ratio: 0.60
(maximum)
(4) Maximum Lot Coverage: 80%
(f) Open Space
(1) Landscape buffer not less than six feet
wide along property lines and a 6 ft. opaque
screen, 12 feet along the front property line
if fronting on a principal arterial street
(2) Minimum percent of open space: 20%
10% must be visible from front or sides of
the lot from addressing right-of-way

24 ft.

0.069 or 6.92%
73%
North 6.93 ft.
South: 12.68 ft.
East: 7.63 ft.
West: 8.84 ft.
12%
Visible from Hwy. 412.

*Side on corner setbacks are measured when there is a dedicated street right-of-way at the side of the
property. The driveway on the west side of the subject property is not a City street, therefore, for the purpose
of determining setbacks, it should not be considered a hard corner.

III.

PARKING SPACE DESIGN CONSISTENCY
PARKING SPACE REQUIREMENTS
(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

IV.

SUBJECT PROPERTY PROPOSAL

Spaces comply
Spaces comply
Spaces are paved with regular duty
asphalt paving
Parking complies per FD review
25 ft. and greater
Parking lot is curbed
Parking lot is striped

PARKING STANDARDS CONSISTENCY
Parking is calculated by the square footage of the proposed restaurant at 1 space for every
100 square feet.
USE
REQUIRED
EXISTING
NET
PARKING
PARKING
PARKING
PROPOSED
SURPLUS/
PARKING*
DEFICIT
Restaurant
28.4
0
42
+14
(2,844 SF)
* Includes ADA accessible spaces.

V.

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 mounted in the parking lot.
(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
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(Table continued from page 3)
(3) 10 or more: shall be paved with
asphalt or concrete.
(4) Parking lot landscaping is required
as follows:
a. 12-50: 6 percent of gross interior
parking area
(5) No parking allowed along
easements, except as specifically
shown

Parking lot is paved with asphalt
paving, regular duty for spaces, heavy
duty for approaches.
Approx. 1,626 SF, 10.90%.

The parking area encroachment into
the easement is typical and has 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, please
consult the attached landscaping plan.

VII.

DRIVEWAY DESIGN STANDARDS CONSISTENCY
MINIMUM DRIVEWAY STANDARDS
SUBJECT PROPERTY PROPOSAL
REQUIREMENTS
(1) Surface.
All driveways will be paved with heavy
Surface must be paved with asphalt,
duty asphalt paving
concrete or paver stones…
(2) (b) Width:
25 ft. *
1. Width shall not be less than 25 ft.
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.
(4) Interior drive setbacks.
(a) N/A
The remaining Code in this section is
not applicable for the proposed
project.
(a) Spacing. The centerline of each
N/A for all drives.
driveway shall be located a minimum of:
(1) Arterial (and larger) streets:
No proposed driveway is accessing a
a. 100 feet from the centerline of any
public right-of-way, but an existing
other driveway;
private drive. See staff discussion for
b. 100 feet from the boundary of an
more details.
intersection street’s right-of-way;
and
(c) N/A – shared access drive, which
c. 50 feet from all boundaries of the
straddles the lot line.
lot, except the boundary abutting the
arterial street.
(b) Number:
The existing drive meets or exceeds
(1) Minimum number: One
these requirements or is not applicable.
(2) Maximum number: One per 150 ft.
(c) Location
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(Table continued from page 4)

The existing drive meets or exceeds
these requirements or is not applicable.

Driveway location: Not over easements;
must align with facing driveways
(d) Angle: Right angle (90 degrees)
(e) Grade: Must not exceed 5% grade.
*The northern drive is a shared access between two lots.

VIII.

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.

IX.

STAFF TECHNICAL REVIEW
City staff met to review the project. With the exception of the stated staff suggested
conditions, the proposal meets or exceeds all City standards and all technical comments
have been addressed by the applicant.

X.

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:
The applicant’s proposal is a restaurant. Staff is aware of no evidence that the
proposed development will cause a consistent disturbance to the peace and
enjoyment of the neighboring properties. 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, without fair recompense, any property value in the
neighborhood:
The property is located along a major thoroughfare and is zoned appropriately
for a restaurant. 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.
(3) 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 highway. If traffic is not exceeding posted speed limits,
the addition of new vehicles will not increase the safety risk.
(4) Is adequately supported by infrastructure, including without limitation, water and
sewage systems, streets, and drainage:
Water System
A 10” water main exists on the north side Hwy 412 E and an 8” water main
exists on the west side of the site. Staff finds this existing infrastructure to be
adequate for fire and projected water needs.
This 10” water line was installed as part of the Siloam Springs Medical Plaza
(SSMP) project. The SSMP developer entered into an agreement with the City
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to finance this water line with the understanding that they would be reimbursed
in the future as additional parcels tied into it. The fee for the subject property
will be $5,803.69 and will be due prior to issuance of final certificate of
occupancy.
Sanitary Sewer System
An 8” sewer line runs along the east side of the Lowe’s site and will have to be
extended to the northwest corner of the subject property as part of this project.
Staff finds this existing infrastructure to be adequate for waste water needs.
Storm Sewer System
Due to the geometry of this location with respect of Hwy. 412 and the private
access drive across Lowe’s, fitting a detention pond onto the site was very
challenging. Instead of forcing the developer to incorporate this on-site, it was
agreed to that this storm water would eventually be addressed with a larger
“regional” detention basin north of the site as Simon Sager is extended and that
property is developed. In the interim, the difference in storm water runoff will
increase, however due to the location of the site and the natural detention
provided by the Progress and Tahlequah culverts, staff does not anticipate this
causing any downstream issues.
Traffic Impact
With any development on Hwy. 412, staff is aware of the high traffic volume
and the safety concerns that go along with it. Since Hwy. 412 is controlled by
the Arkansas Department of Transportation, the city has limited authority
regarding improvements. Staff’s best tool in these scenarios is to work with the
developer to limit the number of drive cuts (and thereby potential conflict
points) and create cross access easements. In this situation the development is
on an existing site that already has cross-access easements and will not be
creating any new drive cuts. Staff finds this the best-case scenario for such a
proposal.
As for traffic impact, The Institute of Transportation Engineer’s Trip
Generation Manual was utilized to calculate that the development will create
approximately 1,340 trip ends. However, the manual also indicates that as
much as half of this traffic on average would be pass-by. This pass-by term
means that the cars are already on the road to visit Wal-Mart, Lowes, etc. and
stop into the fast food restaurant on the way (and are not a new trip end on the
roadway). Staff would even suggest taking this percentage higher due to the
large percentage of Hwy. 412 traffic that is actually passing through Siloam
Springs. However, taking this 50% into consideration reduces the total
anticipated new trip ends on Hwy. 412 to be 670. With a current traffic count
of 25,000 vehicles per day (vpd) on Hwy. 412 in this area and a proposed
capacity of 35,000 vpd, staff finds the current roadway adequate for the
proposed development.
(5) 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.
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(6) Promotes economic conditions or public welfare within the city.
The new restaurant will provide new jobs to the community as well as
increased quick service dining to the community.
UPDATED STAFF DISCUSSION
The applicant is seeking approval to construct a new 2,844 sq. ft. quick service restaurant located due
east of the Rib Crib restaurant and west of a recently approved retail/restaurant center. After review at
the Planning Commission, the applicant elected to change the site plan to eliminate the western drive
and sidewalk entrance across from Rib Crib due to not having legal rights to access the driveway.
Therefore, the permit was remanded back to the Planning Commission to review the updated site
plan. Primary access to the facility will be from a privately owned and maintained east/west driveway
that will connect the Lowe’s parking lot to Simon Sager Drive. The sidewalk was relocated to the
south side of the property, connecting from Hwy. 412 to the south side of the proposed building. As
with the recently-approved application for a coffee shop/retail center, the applicant is required to
make use of an access easement for shared use between both lots. This access easement was
submitted to the City and is filed with the County Recorder’s Office. Furthermore, there will be a
second drive for ingress/egress from the property that will connect the two lots at the southeastern
corner of the subject property. Staff reviewed the driveway arrangement and general proposed traffic
circulation and finds no issue with the proposal. By eliminating another driveway cut onto Hwy. 412,
access management remains controlled, which will maintain general traffic safety in the area. Drivethru traffic will egress from the same northern shared driveway. The applicant has provided sidewalks
and required landscaping. Parking is in a surplus, no parking reduction is required.
Staff is recommending two conditions. The first is identical to that applied to the coffee shop/retail
center to the east, that the applicant pays a reimbursement fee in the amount of $5,803.69, prior to
issuance of final certificate of occupancy, as shown in condition No. 1. Per City policy, the fee goes
to an existing medical clinic east of the subject property. The medical clinic paid the expense of
extending the water line to their property upon construction, so they are entitled for a partial
reimbursement when another development taps into the same line. The second condition is relating to
the northwest drive, that no certificate of occupancy will be issued until such time that this drive is
complete. It is essential that this east/west traffic movement is available for the overall traffic flow.
The final condition is related to needing a utility easement for a partial water main extension into the
subject property on the west side. The applicant has agreed to all conditions. All City-issued technical
comments have been addressed by the applicant.
LEGAL NOTICE
 Site posted: February 6, 2019.
 Newspaper legal notification: February 24, 2019 (Arkansas Democrat-Gazette).
 Letter legal notification: February 20, 2019.
 Staff received one call of a questioning nature, and no correspondence on the request.
Note: legal notice does not need to be re-issued because this project was formally remanded by the
Board of Directors on April 2, 2019, thereby unbreaking the chain of notice.
Fiscal Impact:
Street frees are not applicable for this request due to the project accessing a state-maintained highway
and private drives. Staff is not aware of any fiscal impacts at this time.
Attachments
Site Plan Proposal with Landscape Plan
Drone View
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SD19‐04 – FCC Midwest, LLC
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RESOLUTION NO. 20 - 19
A RESOLUTION AUTHORIZING A SIGNIFICANT
DEVELOPMENT PERMIT FOR PROPERTY LOCATED IN
THE 3500 BLOCK OF HIGHWAY 412 EAST (SD19-04)
Whereas, a public hearing on the proposed significant development permit was held on the
14 day of May 2019, before the City of Siloam Springs Planning Commission, after proper notice
required by law; and
th

Whereas, after receiving a report and statements from the applicant and staff, and due
consideration thereof, a motion recommending issuance of said permit, with stated conditions, was
approved by the Planning Commission; and
Whereas, it appears that the significant development permit, with the conditions stated below,
is in the public’s interest;
Now Therefore:
Be It Resolved by the Siloam Springs Board of Directors as follows:
I.

A significant development permit for property located in the 3500 Block of Hwy.
412 E., as set forth on Exhibit “A” attached hereto, is hereby granted with the
following conditions:
1.)
2.)

3.)

II.

The applicant must pay a water line reimbursement fee in the amount of
$5,803.69, prior to issuance of final certificate of occupancy.
The applicant shall have secured and made available full and permanent
vehicular access to the northern and eastern driveways, located off site,
prior to certificate of occupancy.
The applicant shall file a utility easement via separate instrument for the
water main extension on the west side of the lot, prior to building permit
issuance.

Adoption of this resolution has been materially induced by the applicant’s offer to abide by the
aforesaid conditions. Upon the Board of Directors’ determination that there has been a
substantial failure in performance of the terms, the permit shall be deemed void from the
beginning.
Done and Resolved this

ATTEST:

day of

2019.

APPROVED:
_____

Renea Ellis, City Clerk
(SEAL)

John Mark Turner, Mayor

901 N. 47th St., Suite 200
Rogers, Arkansas 72756
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QUERCUS PHELLOS / WILLOW OAK
1 STREET TREES, 7 SHADE TREES

B&B

2"CAL

10` HT. MIN.

6

ZELKOVA SERRATA / SAWLEAF ZELKOVA

B&B

2"CAL

10` HT. MIN.

QTY
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SIZE

5
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10` HT. MIN.

QTY

BOTANICAL NAME / COMMON NAME

CONT

CAL

SIZE

7
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17

ABELIA X GRANDIFLORA `KALEIDOSCOPE` / GLOSSY ABELIA

3 GAL
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5

CALAMAGROSTIS X ACUTIFLORA `KARL FOERSTER` / FEATHER REED GRASS
3 GAL

24" HT. MIN.

12" SPREAD MIN.

83

JUNIPERUS CONFERTA `GOLDEN PACIFIC` / GOLDEN PACIFIC JUNIPER 2 GAL

6" HT.MIN.

15" SPREAD MIN.

19

LOROPETALUM CHINENSE `PIZAZZ` / PIZAZZ LOROPETALUM

18" HT. MIN.

18" SPREAD MIN.
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VIBURNUM OPULUS `ROSEUM` / SNOWBALL VIBURNUM

3 GAL

18" HT. MIN.

18" SPREAD MIN.
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PLANTING PLAN

L-100

05/03/2019

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

Phillip Patterson, City Administrator
Justin Bland, City Engineer
Don Clark, Community Development Director
May 29, 2019
Resolution 21-19 / Transportation Alternative Program Grant Application / West
Harvard Street Sidepath
Recommendation: Approve Resolution 21-19 authorizing the City to apply for and obtain an 80/20
Transportation Alternatives Program grant from the Northwest Arkansas Regional Planning
Commission for a sidepath on West Harvard Street.
Background: The Northwest Arkansas Regional Planning Commission (NWARPC) has issued a call for
projects for its Transportation Alternative Program (TAP) grant. This is the same project and grant
application that the Board approved at the last meeting. However, it is a separate entity and source of
funding which means that there is the possibility of receiving funds from both sources as we did on the
N. Hico Sidepath last year. This grant program provides 80%(grant)/20%(local) funding for construction
projects. This grant funding can only be used for the construction phase of the project. All engineering,
environmental, right-of-way acquisition and utility relocation must be paid using 100% local funds. The
grants awarded will be for the 2020 fiscal year.
Staff recommends applying for this grant on the West Harvard St. Sidepath project. This project is not
listed explicitly on the Siloam Springs Sidewalk & Trail Connectivity Master Plan. However, staff
recommends this route after the discussions that took place as part of the neighborhood greenway bike
lane project that was installed in the fall of 2018. The benefits of this route are that: (1) it provides a
direct route from the end of the Dogwood Springs Walking Trail at Carl St. to the existing sidewalk
system along Mt. Olive St., (2) it connects to the existing sidewalk along Wright St. which connects
directly to the Southside Elementary School campus, (3) there are plans to install an active warning
beacon on Mt. Olive St. and Harvard St. this year to assist school children crossing Mt. Olive St. and (4)
the cost of construction for this route will be less than following the bike lane project along Elm St. and
Jefferson St. The intent is that in the future the sidewalk along Mt. Olive that connects to the library
campus could be improved. The project will include construction of a concrete sidepath (10’ width)
along W. Harvard St. between Carl St. and Mt. Olive St.
Fiscal Impact: This project is currently estimated to cost $620,000 pending final design. This means
an estimated local match of $124,000 will be required and the total TAP funding request would be for
$496,000.
Attachments:
Map 1: Exhibit of Trail Extension
Resolution No. 21-19
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CITY OF SILOAM SPRINGS
P.O. BOX 80 / 400 N. BROADWAY
SILOAM SPRINGS, AR 72761
(479) 524-5136

EXHIBIT #1
HARVARD STREET
SIDEPATH ROUTE

RESOLUTION 21-19
A RESOLUTION EXPRESSING THE WILLINGNESS OF THE
CITY OF SILOAM SPRINGS TO UTILIZE FEDERAL-AID
TRANSPORTATION ALTERNATIVES PROGRAM FUNDS

WHEREAS, the Northwest Arkansas Regional Planning Commission (NWARPC) has
issued a call for projects for its Transportation Alternative Program (TAP) grant; and
WHEREAS, this grant program provides 80% funding for construction of qualifying
projects, with a mandatory 20% local match; and
WHEREAS, staff recommends applying for funding for the West Harvard sidepath project
between Carl St. and the Mt. Olive St., currently slated for construction in 2020; and
WHEREAS, this project is currently estimated to cost $620,000 pending final design.
($496,000.00 TAP funds, $124,000.00 local match); and
WHEREAS, a resolution authorizing the amount of local match is a prerequisite for grant
application;
NOW THEREFORE, BE IT RESOLVED, by the Board of Directors of the City of
Siloam Springs, as follows:
Staff is authorized to apply for the aforesaid TAP Grant funding, and if awarded to use said
funds for construction of West Harvard sidepath project. The City commits to provide a 20%
match for the grant funds received, and such other and further funding as may be reasonably
necessary for timely completion of the project.
Done and Resolved this ______ day of June 2019.
Approved:

Attest:
John Mark Turner, Mayor
Renea Ellis, City Clerk
(SEAL)

