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CITY OF SILOAM SPRINGS PLANNING COMMISSION 

Tuesday, July 12, 2016 at 4:00 p.m. 
City Administration Building 

400 N. Broadway 

AGENDA 

I. Planning Commission

A. Call to Order
B. Roll Call
C. Approval of Minutes of the regular meeting of June 14, 2016
D. Development Permit Approval

1. Lot Split, LS16-06
2100 Block of Ravenwood Plaza
Owner:  A&H Ravenwood LLC
Agent:  Civil Engineering, Inc. – Ron Homeyer, PE

2. Lot Split, LS16-07
1000 Block of Cheri Whitlock Dr.
Owner:  Scarbrough Family Trust – Alice E Trustee
Agent:  Ghan & Cooper Commercial Properties – Stuart Ghan

3. Rezoning, RZ16-04
C1-A to C-2
1000 Block of Cheri Whitlock Dr.
Owner:  Scarbrough Family Trust – Alice E Trustee
Agent:  Ghan & Cooper Commercial Properties – Stuart Ghan 
To the Board of Directors on August 2, 2016

4. Rezoning, RZ16-03
100 Hwy 412 W.
C-2 and R-2 to G-I
Owner: City of Siloam Springs
Agent:  City of Siloam Springs: Police Dept.
To the Board of Directors on August 2, 2016

5. Rezoning, RZ16-05
R-2 to G-I
1611 Cheri Whitlock Dr.
Owner:  New Life Church of Siloam Springs, Inc
Agent:  Civil Engineering, Inc. – Ron Homeyer, PE
To the Board of Directors on August 2, 2016 
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6. Significant Development Permit, SD16-06 

1611 Cheri Whitlock 
Owner:  New Life Church of Siloam Springs, Inc 
Agent:  Civil Engineering, Inc. – Ron Homeyer, PE 
To the Board of Directors on August 2, 2016 
 

7. Significant  Development Permit, SD16-03 
2998 Hwy. 412 E 
Owner: Ronnie Self & James Pruden / Commercial Realty NWA, LLC, Jeff Kemp 
Agent:  Bates & Associates, Inc. – Geoff Bates, PE 
To the Board of Directors on July 19, 2016 
 

8. Significant Development Permit, SD16-05 
3451 Hwy. 412 E 
Owner: Molly LLC 
Agent:  Landrun Group, LLC – Stephen Landes, PE 
To the Board of Directors on July 19, 2016 

 
E. Adjourn the Planning Commission 



MINUTES OF THE REGULAR MEETING 
OF THE PLANNING COMMISSION OF THE  

CITY OF SILOAM SPRINGS, BENTON COUNTY, 
ARKANSAS, HELD JUNE 14, 2016 

 
The Planning Commission of the City of Siloam Springs, Benton County, Arkansas, met in 
regular session at the City Administration Building, Tuesday, June 14, 2016.  
 
The meeting was called to order by Chairman Mounger.  
 
Roll Call: 
Colvin, Engle, Blakely, Nation, Mounger, Williams – Present.  
Smith – Absent. 
 
City Clerk, Renea Ellis; City Administrator, Phillip Patterson; Community Services Director, 
Don Clark; Project Engineer, Kevin Moore; City Attorney, Jay Williams; all present. 
 
A copy of the May 10, 2016, regular minutes had previously been given to each Commissioner.  
A motion was made by Blakely and seconded by Colvin to accept the minutes.  
Mounger called for a voice vote.  
All Ayes. No Nays.  Motion passed. 
 
The first item on the agenda was a Lot Split Development Permit, LS16-04, 2700 Block of Villa 
View Drive, Ron Harp, Civil Engineering, Inc. – Ron Homeyer, PE. 
Don Clark, Community Services Director, briefed the item. Nation asked about the utilities being 
extended. Clark stated it was resolved. A Motion to approve was made by Colvin and seconded 
by Nation. 
Roll Call: 
Engle, Blakely, Nation, Mounger, Williams, Colvin – Aye. 
6 Ayes. No Nays. Motion passed. 
 
The next item on the agenda was a Lot Split Development Permit, LS16-05, 2282 Hwy 412 W., 
Bob Daugherty, Atlas Professional Land Surveying – Tim West, PS. 
Don Clark, Community Services Director, briefed the item. Williams asked what the current 
zoning is. Clark answered R-2. Engle asked what the two existing buildings are. Clark stated one 
is a poultry company, and the other is Crossfit Siloam Springs. Nation asked if this is approved, 
can they apply to rezone. Clark stated it would be a variance. Tim West, Atlas Professional Land 
Surveying, stated the applicant wishes to put one building in a trust, and the other in a business 
name; no intention of selling. Williams asked why not asking for rezoning. West answered it’s 
unknown, maybe ask Planning. Williams stated it will eventually need to be rezoned to 
commercial. A Motion to approve was made by Colvin and seconded by Blakely. 
Roll Call: 
Blakely, Nation, Mounger, Colvin, Engle – Aye. 
Williams – Nay. 
5 Ayes. 1 Nay.  Motion passed. 
 
The next item on the agenda was a Rezone Development Permit, RZ-16-01, R-3 to C-2, 992 S. 
Lincoln St., Fredric and Bertha Dohle, Bertha and Rhonda Dohle. 
Don Clark, Community Services Director, briefed the item. Nation asked if this will no longer be 
used as a home. Clark stated the specifics will come later on. A Motion to approve was made by 
Nation and seconded by Williams. 



Roll Call: 
Nation, Mounger, Williams, Colvin, Engle, Blakely – Aye. 
6 Ayes. No Nays. Motion passed. 
Chairman Mounger announced this will go to the Board of Directors on July 5, 2016. 
 
The next item on the agenda was a Rezone Development Permit, RZ16-02, R-2 to G-I, 1500 N. 
Mt. Olive Street, Siloam Springs School District No. 21, Civil Engineering, Inc. – Ron Homeyer. 
Don Clark, Community Services Director, briefed the item. A Motion to approve was made by 
Colvin and seconded by Nation. 
Roll Call: 
Mounger, Williams, Colvin, Engle, Blakely, Nation – Aye. 
6 Ayes. No Nays. Motion passed. 
Chairman Mounger announced this will go to the Board of Directors on July 5, 2016. 
 
The next item on the agenda was a Significant Development Permit, SD16-04, 2100 Block of 
Ravenwood Plaza, A&H Ravenwood Plaza Development, LLC/ Menem I, LLC, Buck Ortega, 
Civil Engineering, Inc. – Ron Homeyer. 
Don Clark, Community Services Director, briefed the item. A Motion to approve with conditions 
was made by Nation and seconded by Williams. 
Roll Call: 
Williams, Colvin, Engle, Blakely, Nation, Mounger – Aye. 
6 Ayes. No Nays. Motion passed. 
Chairman Mounger announced this will go to the Board of Directors on July 5, 2016. 
 
There being no further business, a Motion was made by Colvin and seconded by Nation to 
adjourn. A voice vote was taken. All ayes. Meeting Adjourned. 
 
 
 
 
{Seal} 
 
    
       APPROVED: 
 
ATTEST:      

________________________________ 
       Karl Mounger, Chairman                                           
____________________________    
Renea Ellis, City Clerk   
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STAFF REPORT  

 
 
TO:    Planning Commission 
FROM: Ben Rhoads, AICP, Senior Planner 
Cc:   Don Clark, Community Services Director 
DATE:    July 06, 2016 
RE:    Lot Split Development Permit, LS16-06 
 
Recommendation:  Approval of LS16-06 (Lot Split Development Permit) 
 
Background: 
 
APPLICATION REVIEW DATES 
Planning Commission review:  July 12, 2016 
Board of Directors review:  Not Applicable 
 
APPLICANT AND AGENT 
Applicant/Owner:  A&H Ravenwood LLC 
Agent:  Civil Engineering Inc, -- Ron Homeyer, PE 
 
SUBJECT PROPERTY ADDRESS 
2100 Block of Ravenwood Plaza 
 
INTERNET MAP INFORMATION 
Planning staff has created a map made with Google My Maps.  
Attribution:  Map data ©2016 Google Imagery ©2016, Arkansas GIS, DigitalGlobe, Landsat, 
State of Arkansas, USDA Farm Service Agency, Washington County.   
 
Please click on the following link to access.  This link will only operate if reading this report 
digitally. 
 
https://drive.google.com/open?id=1b8VCxNs0EYzN-iKN5bavIusVg-w&usp=sharing 
 
PROJECT INTENT 
The applicant desires to split a 3.96 acre parcel into two tracts.  Tract 12-A consisting of 2.00 
acres and Tract 12-B consisting of 1.968 acres. 
 
 
 
 
 

https://drive.google.com/open?id=1b8VCxNs0EYzN-iKN5bavIusVg-w&usp=sharing
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EXISTING LAND USES AND ZONING 

EXISTING LAND USE EXISTING ZONING 
Vacant lot C-2 (Roadway commercial) 

SURROUNDING LAND USE SURROUNDING ZONING 
North: Single-Family Residential North: R-2 (Residential, medium) 
South: Vacant / Commercial - bank South: C-2 (Roadway commercial) 
East: Commercial - Hotel East: C-2 (Roadway commercial) 
West: Two-Family Residential West:  R-3 (Residential, two family) 

 
LOT STANDARDS CONSISTENCY  

MINIMUM (C-2) ZONING  
REQUIREMENTS 

SUBJECT PROPERTY PROPOSAL 

Tract 12-A Lot Area:  8,000 sq. ft. 87,120 sq. ft. or 2.00 acres 
Tract 12-A Lot Width: 80 ft. 200.00 ft. 
Tract 12-B Lot Area: 8,000 sq. ft. 85,726 sq. ft. or 1.968 acres 
Tract 12-B Lot Width:  80 ft. 422.4 ft. 
Average Lot Size:  1.984 acres 

 
STAFF DISCUSSION 
The applicant is requesting to split a 3.97 acre lot, Lot 12 of the Ravenwood Addition—Phase V, 
into two lots, Lot 12-A, the child tract, at 2.00 acres and Lot 12-B, the parent tract, at 1.97 acres, 
more or less.  Both lots are proposed for commercial purposes and are located on Ravenwood 
Plaza, due west of Hampton Inn.  Both lots will access off of Ravenwood Plaza, with Lot 12-B, 
utilizing an access easement which burdens the far western side of Lot 12-A.  Lot 12-A is the site 
of a proposed fitness center, which was recommended for approval by the Planning Commission 
on June 14th and approved by the Board of Directors on July 5, 2016. Approval of this lot split is 
a condition on the approval of the significant development permit.  There is no known future use 
for Lot 12-B, but zoning infers that it will be a separate stand-alone commercial facility.  The 
applicant indicated that the end of Montclair Ave. will not be used for access to Lot 12-B, given 
Montclair Ave. serves a low density residential area; an opening there would greatly increase 
pass through traffic.  Utility easements are provided.  All City comments have been addressed. 
 
LEGAL NOTICE 
Staff received no information that:  
 the proposal interferes with the reasonable peace or enjoyment of the neighboring 

properties;  
 the property values may be substantially damaged; 
 the proposal may impact the present or future uses of neighboring properties; 
 the proposal is not adequately supported by infrastructure. 

 
 Site posted:  June 2, 2016. 
 Newspaper legal notification:  June 19, 2016 (Herald-Leader). 
 Letter legal notification:  June 17-20, 2016.  
 Staff received no phone calls or correspondence. 

 
Fiscal Impact: 
None  
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Attachments: 

Site Specific Proposal 
Bird’s Eye View of the Property 
General Area Map 
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of record.

Beginning, containing 2.000 acres more or less and subject to all easements 

along said North right-of-way line N86°56'55"W 220.05 feet to the Point of 

point also being in the North right-of-way line of Ravenwood Plaza, thence 

350.16 feet to an iron pin at the SE corner of the original said Lot #12, 

#13 of said subdivision, thence along West line of said Lot #13 S03°23'11"W 

thence S03°23'11"W 43.47 feet to a found iron pin at the NW corner of Lot 

pin, thence leaving said West line S86°56'55"E 222.61 feet to a set iron pin, 

along the West line of said lot #12 N03°00'49"E 393.62 feet to a set iron 

Beginning at an iron pin at the SW Corner of the original Lot #12, thence 

Plat Record 2006-497, being more particularly described as follows: 

Part of the original Lot #12, Ravenwood Development Phase 5 as shown on 

SURVEY DESCRIPTION - LOT 12-A:

Zoning: R-3
 Siloam Springs AR  72761-5512

510 Primrose Cir 
Bob & Mary Ann Highfill, Trustees

Owner: 
03-05364-000 

Parcel #: 

Zoning: R-3
 Lowell AR  72745-8919

 11832 Tyson Rd 
Janet M Moore

Owner: 
03-05363-000

Parcel #: 

 

Zoning: R-2
Siloam Springs AR 72761-0804

PO Box 804  
Ravenwood POA

Owner: 
03-03851-000 

Parcel #: 

    
  

Zoning: R-2
Colcord OK 74338-3206

13051 CR 512
Nancy J Huebner

Owner: 
03-03639-001 

Parcel #: 

  

Zoning: R-2
Siloam Springs AR 72761-5523

2385 Montclair Ct
Glenna Belle Davis

Owner: 
03-03642-000

Parcel #: 

Zoning: R-2
Siloam Springs AR 72761-0633

PO Box 633 
Jose A & Anna M Garcia

Owner: 
03-03651-000

Parcel #: 

Zoning: C-2
Fayetteville AR 72703-9330

PO Box 9330 
Signature Plaza of Siloam Springs, LLC

Owner: 
03-05563-000

Parcel #: 

Zoning: C-2
73112-5403OKOklahoma City

3022 NW Expressway 
Maya Inn & Scottish Inn Partnership

Owner: 
03-05367-000

Parcel #: 

Zoning: C-2
Little Rock AR 72231-8811

  PO BOX 8811
Bank of the Ozarks ATT: Legal Dept

Owner: 
03-03856-000

Parcel #: 

   
 
  

Zoning: C-2
Siloam Springs AR 72761-6388

PO Box 6388  
Jim Robason &  Melinda Davis - Trustees

Owner: 
03-03855-000 

Parcel #: 

   
 

Zoning: R-3
72761-5202

Siloam Springs AR  
22333 Brooks Rd  

Seliga, Trustees
Jay & Dindy 

Owner: 
03-05362-000

Parcel #: 

 

  

Zoning: R-3
72761-9246

Siloam Springs AR  
21913 Estate Dr  

Tina Mix Co-Trustees
& 

Robert L Berrios Jr 
Owner: 

03-05361-000
Parcel #: 

  

Zoning: R-3
72761-9246

Siloam Springs AR  
21913 Estate Dr  

 Tina Mix Co-Trustees
&

Robert L Berrios Jr 
Owner: 

03-05360-000
Parcel #: 

  

Zoning: R-3
Siloam Springs AR 72761-6388

PO Box 6388 
A & H Ravenwood Dev, LLC

Owner: 
03-05365-000

Parcel #: 
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Record 2006-497. 

The original Lot #12, Ravenwood Development Phase 5 as shown on Plat 

SURVEY DESCRIPTION - PARENT TRACT:

easements of record.

N86°56'55"W 222.61 feet to Point of Beginning, containing 1.968 acres more or less and subject to all 

N86°58'00"W 199.79 feet to a found iron pin, thence N03°23'11"E 43.47 feet to a set iron pin, thence 

S87°03'05"E 135.44 feet, thence S80°16'06"E 118.73 feet, thence S03°21'32"W 215.18 feet, thence 

with a radius of 50.00 feet and a chord of S22°55'43"E 43.58 feet to a found iron pin, thence 

pin at the beginning of a tangent curve concave to the southwest, thence 45.09 feet along said curve 

feet along said curve with a radius of 15.00 feet and a chord of S23°13'17"E 13.15 feet to a found iron 

to a found iron pin at the beginning of a non-tangent curve concave to the northeast, thence 13.61 

of 15.00 feet and a chord of N29°03'41"E 13.10 feet to a found iron pin, thence S86°54'45"E 49.98 feet 

beginning of a tangent curve concave to the northwest, thence 13.56 feet along said curve with a radius 

said curve with a radius of 50.00 feet and a chord of N28°57'31"E 43.88 feet to a found iron pin at the 

iron pin at the beginning of a non-tangent curve concave to the southeast, thence 45.43 feet along 

46.28 feet to a found iron pin, thence N02°56'47"E 99.98 feet, thence S87°02'12"E 24.10 feet to a found 

said West line N03°00'49"E 85.29 feet to a found iron pin, thence leaving said West line S86°42'08"E 

lot #12 N03°00'49"E 393.62 feet to a set iron pin for the Point of Beginning: thence continuing along 

Commencing at an iron pin at the SW Corner of the original Lot #12, thence along the West line of said 

more particularly described as follows: 

Part of the original Lot #12, Ravenwood Development Phase 5 as shown on Plat Record 2006-497, being 

SURVEY DESCRIPTION - LOT 12-B:
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Plat Prepared By:

(479) 524-9956

CIVIL ENGINEERING, INC.

Survey By: Owner/Developer: Plat Code:

Date: Job #:
P.O. Box 12

Siloam Springs, AR  72761
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S.P.GRID

by the City of Siloam Springs Planning Commission.

PLANNING COMMISSION APPROVAL:  This lot split plat is hereby approved this            day of                 , 2016,

Secretary

JAMES CALDWELL, PLS #1310

(479) 238-4069

Siloam Springs, AR 72761

609 South Oakhill

0 30 60 120

SCALE:  1" = 60'

   

Notary Public

In witness whereof I hereunto set my hand and official seal.

instrument and acknowledged that they executed the same for the purposes therein contained.

known to me (or satisfactorily proven) to be the persons whose names are subscribed to the within

(name of persons who signed document)

, the undersigned officer, personally appeared ,

(name of notary public)

, 2016, before me,   day of On this the 

County of State of 

if any, for the installation of utilities and use of the general public.

owners of the hereon platted and described property, and do hereby dedicate streets, detention basins, and easements, 

OWNER'S CERTIFICATION AND DEDICATION:  We, the undersigned, do hereby certify that we are the sole 

SCALE FACTOR (Ground to State Plane):   0.9999355

CERTIFICATION:  I hereby certify that on April 25, 2016 the hereon platted and

described survey was completed as shown to the best of my knowledge, and

is for the sole use of the party stated hereon.

This property DOES NOT LIE in a designated flood Zone according to F.E.M.A.

Map #05007C0370J, Dated September 28, 2007.

BASIS OF BEARINGS: State Plane Coordinate System - Arkansas North Zone - NAD 83

1570

500-17N-33W-0-05-110-04-1310

PARCEL # (03-05366-000)

A&H RAVENWOOD LLC LOT SPLIT PLAT: 

A&H RAVENWOOD LLC

W
A
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T

SILOAM SPRINGS, AR 72761

RAVENWOOD PLAZA

PROJECT ADDRESS:

03-05366-000

BENTON COUNTY PARCEL NO.

C-2

ZONING: 

(479) 443-3641

Siloam Springs, AR 72761-6388

PO Box 6388

RAVENWOOD PLAZA (50' ROW)
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only be determined by excavation.  

The exact location of underground utilities can 

visual observation or City mapping information.  

their approximate location as determined by 

Underground utilities, if any, are shown in 
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LS16‐06 –A&H Ravenwood Bird’s Eye View
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STAFF REPORT  

 
 
TO:    Planning Commission 
FROM: Ben Rhoads, AICP, Senior Planner 
Cc:   Don Clark, Community Services Director 
DATE:    July 06, 2016 
RE:    Lot Split Development Permit, LS16-07 
 
Recommendation:  Approval of LS16-07 (Lot Split Development Permit), subject to the 
following conditions: 
1. The subject property must be rezoned to C-2, prior to filing the plat. 
 
Background: 
 
APPLICATION REVIEW DATES 
Planning Commission review:  July 12, 2016 
Board of Directors review:  Not Applicable 
 
APPLICANT AND AGENT 
Applicant/Owner:  Scarbrough Family Trust 
Future Applicant/Owner:  Prairie Land holdings, LLC* 
Agent:  Ghan & Cooper Commercial Properties – Stuart Ghan 
* The land ownership is proposed to be changed from the current owner to the future owner at the time of filing the 
proposed lot split survey. 
 
SUBJECT PROPERTY ADDRESS 
1000 Block of Cheri Whitlock Dr. 
 
INTERNET MAP INFORMATION 
Planning staff has created a map made with Google My Maps.  
Attribution:  Map data ©2016 Google Imagery ©2016, Arkansas GIS, DigitalGlobe, Landsat, 
State of Arkansas, USDA Farm Service Agency, Washington County.   
 
Please click on the following link to access.  This link will only operate if reading this report 
digitally. 

 
https://drive.google.com/open?id=1b8VCxNs0EYzN-iKN5bavIusVg-w&usp=sharing 
 
PROJECT INTENT 
The applicant desires to split a 2.83 acre lot (through prescription) into two tracts; Lot 1R 
consisting of 1.258 acres and Lot 2R consisting of 1.575 acres.   

https://drive.google.com/open?id=1b8VCxNs0EYzN-iKN5bavIusVg-w&usp=sharing
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REFERENCE APPLICATIONS 
The following applications are associated with this request:  RZ16-04 (Rezoning). 
 
EXISTING LAND USES AND ZONING 

EXISTING LAND USE EXISTING ZONING 
Vacant C-1A (Light Commercial)* 

SURROUNDING LAND USE SURROUNDING ZONING 
North: Single-family Residential/ 

Institutional—day care center 
North: R-2 (Residential, medium)/           

C-2 (Roadway commercial) 
South: Single-family Residential South: R-3 (Residential, two-family)  
East: Vacant East: C-1A (Light commercial) 
West: Single-family Residential/ Vacant West:  R-2 (Residential, medium)/            

R-3 (Residential, two-family) 
* This property is proposed to be rezoned to C-2, see reference application section of this report. 
 
LOT STANDARDS CONSISTENCY  

MINIMUM C-2* ZONING  
REQUIREMENTS 

SUBJECT PROPERTY PROPOSAL 

Lot 1R Lot Area:  8,000 sq. ft. 43,561.29 sq. ft. or 1.258 acres 
Lot 1R Lot Width: 80 ft. 212.50 ft. 
Lot 2R Lot Area: 8,000 sq. ft. 68,171 sq. ft. or 1.575 acres 
Lot 2R Lot Width:  80 ft. 202.50 ft. 
Average Lot Size:  1.41 acres 

 
STAFF DISCUSSION 
The applicant is requesting to split a 2.83 acre out parcel into two lots, Lot 1R, the child tract, at 
1.258 acres and Lot 2R, the parent tract, at 1.575 acres, more or less.  Both lots are proposed for 
commercial purposes and are located on Cheri Whitlock Dr., on platted out lots in the Sager 
Creek Addition and south of the Elizabeth Richardson Center, at the southeastern corner of Hico 
and Cheri Whitlock Dr.  Both lots will access directly off of Cheri Whitlock Dr. and N. Hico St.  
Beyond this lot split and a related rezoning request, no formal applications have been submitted 
at this time for future development, but staff believes these lots will be used for future retail 
stores.  Lot 2R has been designed to access also onto Hico St., through a 37 ft. wide dog leg that 
connects back to Hico St.  The strip will allow for a maximum 25 ft. wide driveway due to 6 ft. 
required greenspace buffers on either side.  This drive width is large enough for a two-way 
driveway. This access strip will not be used to determine the lot width as that is occurring across 
the northern sections of both lots. Easements are being provided.  A staff recommended 
condition is added because the shown setbacks on the plat are appropriate for C-2; therefore staff 
is requesting that the plat not be filed until the related rezoning request to C-2 has been approved 
through the Board of Directors. 
 
Finally, additional research was needed to determine the precise lot extents of the parent lot 
because there was no formal split of this parcel to its shown size of 2.83 acres.  It was 
determined by the surveyor, and confirmed by the County, that the Meadowlark St. right-of-ways 
effectively “split” the parent parcel as indicated on the attached survey. All City comments have 
been addressed. 
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LEGAL NOTICE 
Staff received no information that:  
 the proposal interferes with the reasonable peace or enjoyment of the neighboring 

properties;  
 the property values may be substantially damaged; 
 the proposal may impact the present or future uses of neighboring properties; 
 the proposal is not adequately supported by infrastructure. 
 Site posted:  June 2, 2016. 

 
 Newspaper legal notification:  June 15, 2016 (Herald-Leader). 
 Letter legal notification:  June 13-16, 2016.  
 Staff received one phone call of a questioning nature, inquiring on the future plans for the 

lots.  Staff relayed what is known to the caller.  Staff received no correspondence. 
 
Fiscal Impact: 
None  
 
Attachments: 

Site Specific Proposal 
Bird’s Eye View of the Property 
General Area Map 
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STAFF REPORT  

 
TO:    Planning Commission 
FROM: Ben Rhoads, AICP, Senior Planner 
Cc:   Don Clark, Community Services Director 
DATE:    June 21, 2016 
RE:    Rezoning Development Permit, RZ16-04/ Rezone from C-1A to C-2 
 
Recommendation:  Approval of RZ16-04 (Rezone Development Permit).   
 
Background: 
 
APPLICATION REVIEW DATES 
Planning Commission review:  July 12, 2016 
Board of Directors review:  August 2, 2016 
 
APPLICANT AND AGENT 
Applicant/Owner:  Scarbrough Family Trust 
Agent:  Ghan & Cooper Commercial Properties – Stuart Ghan 
 
SUBJECT PROPERTY ADDRESS 
1000 Block of Cheri Whitlock Dr. 
 
INTERNET MAP INFORMATION 
Planning staff has created a map made with Google My Maps.  
Attribution:  Map data ©2016 Google Imagery ©2016, Arkansas GIS, DigitalGlobe, Landsat, 
State of Arkansas, USDA Farm Service Agency, Washington County.   
 
Please click on the following link to access.  This link will only operate if reading this report 
digitally. 

 
https://drive.google.com/open?id=1b8VCxNs0EYzN-iKN5bavIusVg-w&usp=sharing 
 
PROJECT INTENT 
The applicant desires to rezone a platted out lot in the Sager Creek Addition from C-1A (Light 
Commercial) to C-2 District (Roadway commercial). 
 
REFERENCE APPLICATIONS 
The following applications are associated with this request:  LS16-07 (Lot Split). 
 
  

https://drive.google.com/open?id=1b8VCxNs0EYzN-iKN5bavIusVg-w&usp=sharing
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EXISTING AND PROPOSED LAND USES AND ZONING 

EXISTING LAND USE EXISTING ZONING 
Vacant lot C-1A (Light commercial) 

PROPOSED LAND USE PROPOSED ZONING 
Future retail or office C-2 (Roadway commercial) 

SURROUNDING LAND USE SURROUNDING ZONING 
North: Residential, single-family/ 

Institutional 
North: R-2 (Residential, medium)/ 

C-2 (Roadway commercial) 
South: Residential, single-family South: R-3 (Residential, two-family)  
East: Vacant East: C-1A (Light commercial) 
West: Residential, single-family/  

Vacant lot 
West:  R-2 (Residential, medium)/            

R-3 (Residential, two-family) 
 
ZONING USE UNIT CONSISTENCY 
The exact future land use is not yet known, however staff believes these lots will be used for 
commercial and office uses.  Generally, commercial and office uses fall within Use Units 8,9,15 
and 16.  These use units, as well as others, are permitted in the proposed C-2 District.   
 
LOT STANDARDS CONSISTENCY  

MINIMUM (C-2) ZONING  
REQUIREMENTS 

SUBJECT PROPERTY PROPOSAL 

Lot 1R* Lot Area:  8,000 sq. ft. 54,798 sq. ft. or 1.258 acres 
Lot 1R Lot Width: 80 ft. 212.50 ft. 
Lot 2R* Lot Area: 8,000 sq. ft. 68,607 sq. ft. or 1.575 acres 
Lot 2R Lot Width:  80 ft. 202.50 ft. 
Average Lot Size:  1.42 acres 

*These lots are proposed through a separate lot split application; see reference application section of this report. 
 
STAFF DISCUSSION 
The applicant requests rezoning 2.83 acres in the 1000 Block of Cheri Whitlock Dr. from C-1A 
to C-2. The rezoning is occurring on a platted subdivision out lot (to be split through a separate 
lot split application) in the Sager Creek Addition, located south of the Elizabeth Richardson 
Center, at the southeastern corner of Hico St. and Cheri Whitlock Dr.  The request is an attempt 
to upzone the property to a slightly more intensive commercial zone. The more intensive 
commercial zone will allow for a larger lot coverage by 15% and 4 ft. smaller greenspace 
buffers. The future land use map describes this area as general commercial and office, but does 
not specify any level of intensity. Staff believes that the requested change will not increase the 
intensity of the lot development to a level that is incompatible with the surrounding residential 
neighborhood uses. Future development on the two lots will be required to be visually screened 
from residential uses with a six foot opaque fence or landscaped berm. In addition, future 
parking lot lighting will be cut off so no glare will shine into neighboring residences.  Giving the 
prevailing commercial land uses (both existing and planned) along the Cheri Whitlock Dr. 
corridor, staff has no technical concerns with the proposal. 
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LEGAL NOTICE 
Staff received no information that:  
 the proposal interferes with the reasonable peace or enjoyment of the neighboring 

properties;  
 the property values may be substantially damaged; 
 the proposal may impact the present or future uses of neighboring properties; 
 the proposal is not adequately supported by infrastructure. 

 
 Site posted:  June 2, 2016. 
 Newspaper legal notification:  June 15, 2016 (Herald-Leader). 
 Letter legal notification:  June 13-16, 2016.  
 Staff received one phone call of a questioning nature, inquiring on the future plans for the 

lots.  Staff relayed what is known to the caller.  Staff received no correspondence. 
 
COMPREHENSIVE PLAN CONSISTENCY 
The 2030 future land use map describes this area as commercial and office of varying densities.  
The proposal is consistent with the future land use map’s guidance. The following zone(s) are 
appropriate according to the designation: C-1, C-2; C-1A. 
 
Fiscal Impact: 
No impact is anticipated. 
 
Attachments: 

Site Plan 
Bird’s Eye View 
General Area Map 
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STAFF REPORT  

 
TO:    Planning Commission 
FROM: Ben Rhoads, AICP, Senior Planner 
Cc:   Don Clark, Community Services Director 
DATE:    July 6, 2016 
RE:    Rezoning Development Permit, RZ16-03/ Rezone from C-2 and R-2 to G-I 
 
Recommendation:  Approval of RZ16-03 (Rezone Development Permit).   
 
Background: 
 
APPLICATION REVIEW DATES 
Planning Commission review:  July 12, 2016 
Board of Directors review:  August 2, 2016 
 
APPLICANT AND AGENT 
Applicant/Owner:  City of Siloam Springs 
Agent:  City of Siloam Springs – Police Dept. 
 
SUBJECT PROPERTY ADDRESS 
100 Hwy. 412 W. 
 
INTERNET MAP INFORMATION 
Planning staff has created a map made with Google My Maps.  
Attribution:  Map data ©2016 Google Imagery ©2016, Arkansas GIS, DigitalGlobe, Landsat, 
State of Arkansas, USDA Farm Service Agency, Washington County.   
 
Please click on the following link to access.  This link will only operate if reading this report 
digitally. 

 
https://drive.google.com/open?id=1b8VCxNs0EYzN-iKN5bavIusVg-w&usp=sharing 
 
PROJECT INTENT 
The applicant desires to rezone a 3.033 combined metes and bounds parcel from R-2 
(Residential, medium) and C-2 (Roadway commercial) to G-I District (General institutional). 
  

https://drive.google.com/open?id=1b8VCxNs0EYzN-iKN5bavIusVg-w&usp=sharing
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EXISTING AND PROPOSED LAND USES AND ZONING 

EXISTING LAND USE EXISTING ZONING 
Police Department and vacant lot C-2 District (Roadway commercial)/ 

R-2 District (Residential, medium)  
PROPOSED LAND USE PROPOSED ZONING 

Police Dept. and Impound Lot G-I (General institutional) 
SURROUNDING LAND USE SURROUNDING ZONING 

North: Commercial/ Retail 
 

North: C-2 District (Roadway commercial)/  
C-1A (Light commercial) 

South: Residential, single-family South: R-2 District (Residential, medium) 
East: Residential, single-family/ 

Vacant lot 
East: R-2 District (Residential, medium)/ 

C-2 District (Roadway commercial) 
West: Residential, single-family/ 

Commercial/ Retail 
West:  R-2 District (Residential, medium)/ 

C-2 District (Roadway commercial) 
 
ZONING USE UNIT CONSISTENCY 
Municipal uses fall within Use Unit 12 (Small institution).  Use Unit 12 is permitted in the 
proposed G-I District.   
 
LOT STANDARDS CONSISTENCY  
The minimum G-I zone standards are compared with the subject property’s tract below. 

MINIMUM (G-I) ZONING 
REQUIREMENTS 

SUBJECT PROPERTY PROPOSAL 

Lot Area: 5,000 sq. ft.  3.033 acres or 1,321,175 sq. ft.* 
Lot Width: 50 ft. 406 ft.  
Maximum Lot Coverage: 60% Approx. 50%  
Maximum Floor to Area Ratio: 0.6 (60%) 0.011 or 1.1% 

*Lot size is calculated assuming completion of a pending lot consolidation, merging three lots into one. 
 
STAFF DISCUSSION 
The applicant requests rezoning 100 Hwy. 412 W. from R-2/C-2 to G-I. The purpose of this 
request is to reclassify the Police Department’s property to a zone more appropriate for the 
existing land use.  This location includes the Siloam Springs Police Station and a vacant lot 
located due south of the station.  The request was prompted by the City’s review of a lot 
consolidation permit, in which the Police Dept. desired to merge a recently purchased lot at the 
northwest corner of Elliff and Mt. Olive Streets.  The new lot abuts the Police Station’s parking 
lot and is intended to be used as a future vehicular impound lot.  The Police Dept. plans on 
screening the impound lot so that there are no visual impacts to the surrounding residential 
properties. The City will systematically rezone all of their properties to G-I in the coming year. 
Staff has no technical concerns with the proposal. 
 
LEGAL NOTICE 
Staff received no information that:  
 the proposal interferes with the reasonable peace or enjoyment of the neighboring 

properties;  
 the property values may be substantially damaged; 
 the proposal may impact the present or future uses of neighboring properties; 
 the proposal is not adequately supported by infrastructure. 
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 Site posted:  June 2, 2016. 
 Newspaper legal notification:  June 19, 2016 (Herald-Leader). 
 Letter legal notification:  June 10-13, 2016.  
 Staff received five phone calls of a questioning nature. The same information was relayed 

to all callers.  After receiving more detail on the intent of the rezoning, there were no 
follow-up questions or concerns.  Staff received no correspondence. 

 
COMPREHENSIVE PLAN CONSISTENCY 
The 2030 future land use map describes this area as commercial and medium density family.  
Staff believes, due to the existing City facility, that the G-I zone is appropriate for this property, 
despite not being shown on the map.  The Police Station had not yet moved to its present 
location at the time of the development of the future land use map.  The following zone(s) are 
appropriate according to the designation: C-1; C-2; C-1A; R-2, R-3, G-I (see explanation above). 
 
Fiscal Impact: 
No impact is anticipated beyond the cost of filing the associated plat survey.  The filing fee is 
$30.00. 
 
Attachments: 

Site Plan 
Bird’s Eye View 
General Area Map 



BASIS OF BEARINGS: State Plane Coordinate System -

Arkansas North Zone - NAD 83

CITY OF SILOAM SPRINGS GPS CONTROL; CONTROL POINT

GPS-13

AS PROVIDED BY AERIAL DATA SERVICE, INC JOB NO. 11339

AND CRAFTON AND TULL ENGINEERS JOB NO 97035 BOTH DATED

MARCH 11, 1997.

SCALE FACTOR (Ground to State Plane):   .999936726

Dimensions shown on this plat are State Plane Dimensions.

GRID DECLINATION (Convergence):   -01°-28'-44.29"
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STAFF REPORT  

 
TO:    Planning Commission 
FROM: Ben Rhoads, AICP, Senior Planner 
Cc:   Don Clark, Community Services Director 
DATE:    July 06, 2016 
RE:    Rezoning Development Permit, RZ16-05/ Rezone from R-2 to G-I. 
 
Recommendation:  Approval of RZ16-05 (Rezone Development Permit).   
 
Background: 
 
APPLICATION REVIEW DATES 
Planning Commission review:  July 12, 2016 
Board of Directors review:  August 2, 2016 
 
APPLICANT AND AGENT 
Applicant/Owner:  New Life Church of Siloam Springs, Inc. 
Agent:  Civil Engineering, Inc. – Ron Homeyer, PE 
 
SUBJECT PROPERTY ADDRESS 
1611 Cheri Whitlock Dr. 
 
INTERNET MAP INFORMATION 
Planning staff has created a map made with Google My Maps.  
Attribution:  Map data ©2016 Google Imagery ©2016, Arkansas GIS, DigitalGlobe, Landsat, 
State of Arkansas, USDA Farm Service Agency, Washington County.   
 
Please click on the following link to access.  This link will only operate if reading this report 
digitally. 

 
https://drive.google.com/open?id=1b8VCxNs0EYzN-iKN5bavIusVg-w&usp=sharing 
 
PROJECT INTENT 
The applicant desires to rezone several metes and bounds parcels from R-2 (Residential, 
medium) to G-I District (General institutional). 
 
REFERENCE APPLICATIONS 
The following applications are associated with this request:  SD16-06 (Significant Dev. Permit). 
 
  

https://drive.google.com/open?id=1b8VCxNs0EYzN-iKN5bavIusVg-w&usp=sharing
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EXISTING LAND USES AND ZONING 

EXISTING LAND USE EXISTING ZONING 
Institutional-Church/ Vacant Property R-2 District (Residential, medium)  

PROPOSED LAND USE PROPOSED ZONING 
Institutional—Church (new sanctuary) G-I District (General institutional) 

SURROUNDING LAND USE SURROUNDING ZONING 
North: Residential, single-family 

 
North: R-2 District (Residential, medium)/ 

R-3 District (2-family) 
South: Residential, single-family/ Park South: R-2 District (Residential, medium) 
East: Residential, single-family/ 

Institutional—Church/ 
Commercial—Retail 

East: R-2 District (Residential, medium)/ 
C-2 District (Roadway commercial) 

West: Residential, single-family West:  R-2 District (Residential, medium)/ 
C-2 District (Roadway commercial) 

 
ZONING USE UNIT CONSISTENCY 
Church uses fall within Use Unit 14 (Large Government, Religious, or Healthcare Facility).  Use 
Unit 14 is permitted in the proposed G-I District.   
 
LOT STANDARDS CONSISTENCY  
The minimum G-I zone standards are compared with the subject property’s tracts below. 

MINIMUM (G-I) ZONING 
REQUIREMENTS 

SUBJECT PROPERTY PROPOSAL 
(all parcels start with “03” prefix) 

Lot Area: 5,000 sq. ft.  Parcel: 00503-002:  5.1 acres 
 Parcel: 00503-000:  15 acres 
 Parcel: 00501-000:  2.3 acres 
 Parcel: 00501-002:  2 acres 
Grand Total When Combined* 24.4 acres 
Lot Width: 50 ft. Parcel: 00503-002:  193 ft. 
 Parcel: 00503-000:  472 ft. 
 Parcel: 00501-000:  336 ft. 
 Parcel: 00501-002:  474 ft. (Lincoln St. side) 
Grand Total When Combined* 1001 ft. (Cheri Whitlock side) 
Maximum Lot Coverage: 60% Parcel: 00503-002:  0 %  
 Parcel: 00503-000:  Approx. 20% 
 Parcel: 00501-000:  0% 

 Parcel: 00501-002:  0% 
Grand Total When Combined* 10%** 
Maximum Floor to Area Ratio: 0.6 (60%) Parcel: 00503-002:  0% 
 Parcel: 00503-000:  Approx. 2%** 
 Parcel: 00501-000:  0% 
 Parcel: 00501-002:  0% 
Grand Total When Combined* Approx. 1%** 

*The applicant intends to file a separate lot consolidation permit to combine all parcels into one.  This consolidation 
does not impact the rezoning request. 
** Existing conditions. 
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STAFF DISCUSSION 
The applicant requests rezoning 1611 Cheri Whitlock Dr. from R-2 to G-I, the campus of New 
Life Church, located to the west of the Lincoln St. and Cheri Whitlock Dr. intersection.  The 
request was prompted by the City’s review of a significant development permit to build a new 
sanctuary, for more on that project, please see staff report memo SD16-06.  The property sits on 
four different parcels. Although each parcel meets the site regulations for the G-I zone, the 
applicant intends to consolidate these into one new tract in order to accommodate the 
construction of the new sanctuary building. This request is the sixth church to rezone to G-I since 
the new zoning district was adopted. Staff has no technical concerns with the rezoning proposal. 
 
LEGAL NOTICE 
Staff received no information that:  
 the proposal interferes with the reasonable peace or enjoyment of the neighboring 

properties;  
 the property values may be substantially damaged; 
 the proposal may impact the present or future uses of neighboring properties; 
 the proposal is not adequately supported by infrastructure. 

 
 Site posted:  June 2, 2016. 
 Newspaper legal notification:  June 19, 2016 (Herald-Leader). 
 Letter legal notification:  June 17-20, 2016.  
 Staff received no phone calls or correspondence. 

 
COMPREHENSIVE PLAN CONSISTENCY 
The 2030 future land use map describes this area as commercial and office.  Staff believes, due 
to the nature of the existing church, that the G-I zone is appropriate for this property.  The 
following zone(s) are appropriate according to the designation: C-2; C-1A; R-2, R-3, G-I (see 
explanation above). 
 
Fiscal Impact: 
No impact is anticipated. 
 
Attachments: 

Site Plan 
Bird’s Eye View 
General Area Map 
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SITE INFORMATION:

CURRENT ZONING:

OWNER/DEVELOPER:

PROJECT ADDRESS:

R-2

SILOAM SPRINGS, AR 72761-0945
1611 CHERI WHITLOCK DR.

            03-00501-002

            03-00501-000

            03-00503-000

PARCEL NO's: 03-00503-002

APPROXIMATE AREA:  24.775 ACRES
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PARKING SPACES ANALYSIS: 

PROPOSED BUILDING USE: 

ASSEMBLY (9,489 S.F. ASSEMBLY AREA)

TOTAL HANDICAP PARKING REQUIRED

TOTAL HANDICAP PARKING PROVIDED

- 6 SPACES 

-PARKING REQ'D -  1 SPACE PER 50 SF

TOTAL PARKING REQUIRED

- 190 SPACES

9,489 S.F. = 190 SPACES

TOTAL PARKING PROVIDED (INCLUDING HANDICAP)

SCALE: 1"=100' H

DEVELOPMENT PLANS FOR

NEW LIFE CHURCH

SILOAM SPRINGS, ARKANSAS

SITE PLAN

03-00497-000

Parcel #: 

- 22 SPACES

- 197 SPACES 

-PARKING REQ'D -  1 SPACE PER 4 SEATS

758 SEATS = 190 SPACES

06-29-16RDHPER TECH REVIEW COMMENTS                              1

(479)  524-4823
SILOAM SPRINGS, AR 72761-0945 
P.O. BOX 945
NEW LIFE CHURCH OF SILOAM SPRINGS INC.
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LOCATION

PROJECT

STREET ON THE EAST SIDE AND ANY EASEMENTS OF RECORD. 

RIGHT-OF-WAY OF CHERI WHITLOCK DRIVE ON THE SOUTH SIDE AND NORTH LINCOLN 

AN AREA OF 24.775 ACRES MORE OR LESS. PROPERTY IS SUBJECT TO THE 

04"W 657.66'; THENCE N03°04' 27"E 1322.06' TO THE POINT OF BEGINNING HAVING 

DRIVE, THENCE LEAVING SAID RIGHT-OF-WAY; N86°57' 33"W 338.28'; THENCE N86°59' 

ALONG SAID RIGHT-OF-WAY S03°05' 58"W 616.10' TO A POINT IN CHERI WHITLOCK 

FOUND IRON PIN IN THE WESTERN RIGHT-OF-WAY OF NORTH LINCOLN ST.; THENCE 

S03°08' 21"W 695.02' TO A FOUND IRON PIN; THENCE S85°34' 00"E 337.94' TO A 

OF THE NW/4; THENCE S86°44' 49"W 659.16' TO A FOUND IRON PIPE; THENCE 

BEGINNING AT AN IRON PIN 329.71' S86°41' 23"W OF THE NE CORNER OF SAID SE/4 

COUNTY, ARKANSAS, MORE PARTICULARLY DESCRIBED AS FOLLOWS:

PART OF THE SE/4 OF THE NW/4 OF SECTION 32, T-18-N, R-33-W, BENTON 

SURVEY DESCRIPTION: 

AREAS, MAP NUMBER 05007C0360 J, EFFECTIVE DATE SEPTEMBER 28, 2007.

F.I.R.M. MAP OF BENTON COUNTY, ARKANSAS, AND INCORPORATED

AREAS INUNDATED BY 100-YEAR FLOOD) AS DETERMINED FROM THE

THIS PROPERTY DOES NOT LIE IN ZONE 'A/AE' (SPECIAL FLOOD HAZARD

FLOOD DESIGNATION:

by the City of Siloam Springs Planning Commission.

PLANNING COMMISSION APPROVAL:   This Significant Development is hereby approved this           day of                          , 2016,

Secretary

by the City of Siloam Springs Board of Directors.

BOARD OF DIRECTORS APPROVAL:    This Significant Development is hereby approved this           day of                          , 2016,

LEGEND

EXISTING INTERMEDIATE CONTOUR (1')

EXISTING INDEX CONTOUR (5')

PROPOSED INDEX CONTOUR (5')

FOUND IRON PIN

EX WATER VALVE

EX FIRE HYDRANT ASSEMBLY

EX NATURAL GAS SIGN/METER

EX POWER/UTILITY POLE

EX ELECTRIC BOX

EX TELEPHONE PEDESTAL

EX UTILITY POLE ANCHOR

EX FIBER OPTIC PEDESTAL

EX SIGN

EX SANITARY SEWER MANHOLE

PROPOSED INTERMEDIATE CONTOUR (1')

EX WATER METER

EX LIGHT POLE

PROPOSED BREAKLINE

EXISTING FENCE LINE

PROPOSED PARKING LOT LIGHTING

PROPOSED BUILDING

PROPOSED TREE

EXISTING TREE

FOUND COTTON PICKER SPINDLE

AC UNIT
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1- FDC 
INSTALL 

1- 8" GATE VALVE

1- 12" x 8" TAPPING SLEEVE

INSTALL 

1- FHA

1- 8" 45° BEND

INSTALL 

1- FHA

INSTALL 

1- 8" GATE VALVE

1- 12" x 8" TAPPING SLEEVE

INSTALL 

TRANSFORMER

ELECTRIC  

PROPOSED 

6" SANITARY SEWER SERVICE

INSTALL

PROPOSED GRAVEL PAVING

EXISTING FLAG POLE

City Clerk

EXISTING SIGN

1- FHA

INSTALL 

1- 8" CAP

2- 8" G.V.

1- 8" TEE

INSTALL 

1- 8" 45° BEND

INSTALL 

% INTERIOR GREENSPACE ACTUAL - 9.95%

% INTERIOR GREENSPACE REQUIRED - 5.0% MIN

GROSS PARKING AREA - 110,324 SF

INTERIOR GREENSPACE - 11,092 SF

GREENSPACE INTERIOR TO PARKING:

ACTUAL GREENSPACE - 74.94%

GREENSPACE REQUIRED - 15% MIN

LOT AREA - 1,079,215 SF

TOTAL GREEN SPACE - 808,739 SF

GREENSPACE

ACTUAL LOT COVERAGE - 25.06%

LOT COVERAGE REQUIRED - 60% MAX

LOT AREA - 1,079,215 SF

IMPERVIOUS AREA - 270,476 SF

MAX. LOT COVERAGE:

ACTUAL FAR RATIO - 0.0476

FAR RATIO REQUIRED - 0.60 MAX

LOT AREA - 1,079,215 SF

= 51,346 SF (TOTAL)

BUILDING AREA - 39,109 SF (PROPOSED) + 12,237 (EXISTING) 

FLOOR TO AREA RATIO (FAR):

ASSEMBLY (9,489 S.F. ASSEMBLY AREA) 

PROPOSED BUILDING USE:

G-I

PROPOSED ZONING:

R-2

CURRENT ZONING:

PROPOSED LIGHT DUTY ASPHALT PAVING

PROPOSED 4" CONCRETE SIDEWALK 

PROPOSED 6" CONCRETE SIDEWALK 

N.T.S.

PAVEMENT SECTION

TYPICAL PARKING LOT

2" HMAC SURFACE COARSE

8" AGGREGATE BASE

MIN. CBR-10
(8" MIN.)

COMPACTED SUBGRADE

A

B

D

A

A

A

A

A

A

A

B   GRAVEL PAVEMENT

PAVEMENT SECTION

TYPICAL GRAVEL

Min. CBR-10
(8" min.)

Compacted Subgrade

N.T.S.

6" Aggregate Base

N.T.S.

Min. CBR-10
(8" min.)

Compacted Subgrade

6" Concrete

4" Aggregate Base

APRON SECTION

TYPICAL CONCRETE

N.T.S.

Min. CBR-10
(8" min.)

Compacted Subgrade

4" Aggregate Base

APRON SECTION

TYPICAL CONCRETE

4" Concrete

A   ASPHALT PAVEMENT C   6" CONC SIDEWALK D   4" CONC SIDEWALK

B

C

C

D

D
D

D

T-RIM - 1140.73

TIE INTO EX MH

0+00.00 LINE 'S-1'

T-RIM - 1147.41

CONST 4' DIA MH

3+53.11 LINE 'S-1'

T-RIM - 1142.00

CONST 4' DIA MH

0+23.11 LINE 'S-1'



RZ16‐05 & SD16‐06  New Life Church Bird’s Eye View
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STAFF REPORT  

 
TO:    Planning Commission 
FROM: Ben Rhoads, AICP, Senior Planner 
Cc:   Don Clark, Community Services Director 
DATE:    July 6, 2016 
RE:    Significant Development Permit, SD16-06/ 1611 Cheri Whitlock Dr. 
 
Recommendation:  Approval of SD16-06 (Significant Development Permit), subject to the 
following conditions:                     
1.) The applicant must file a lot consolidation for all lots under common ownership, prior to 
building permit issuance.  The lot consolidation must show utility easements around the 
proposed water line and also indicate drainage easements as directed by the City Engineer. 
2.) The applicant must successfully rezone the property to “G-I”, prior to building permit 
issuance. 
3.) The applicant must show tree landscaping in the interior parking islands on the architectural 
plans, prior to building permit issuance. 
4.) The applicant must show exterior parking lot lighting, and lighting must be cut off style, on 
the architectural plans, prior to building permit issuance. 
5.) The applicant must furnish a drainage report prior to Board of Directors review. 
6.) The applicant shall be responsible for screening all abutting residential properties with a 6 ft. 
opaque screen, prior to Certificate of Occupancy. 
 
Background: 
 
APPLICATION REVIEW DATES 
Planning Commission review:  July 12, 2016 
Board of Directors review:  August 2, 2016 
 
APPLICANT AND AGENT 
Applicant/Owner:  New Life Church of Siloam Springs, Inc. 
Agent:  Civil Engineering, Inc. – Ron Homeyer, PE 
 
SUBJECT PROPERTY ADDRESS 
1611 Cheri Whitlock Dr. 
 
INTERNET MAP INFORMATION 
Planning staff has created a map made with Google My Maps.  
Attribution:  Map data ©2015 Google Imagery ©2015, Arkansas GIS, DigitalGlobe, Landsat, 
State of Arkansas, USDA Farm Service Agency Washington County.   
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Please click on the following link to access.  This link will only operate if reading this report 
digitally. 

 
https://drive.google.com/open?id=1b8VCxNs0EYzN-iKN5bavIusVg-w&usp=sharing 
 
PROJECT INTENT 
The applicant requests to construct a 39,109 sq. ft. sanctuary and church facility. 
 
REFERENCE APPLICATIONS 
The following applications are associated with this request:  RZ16-05 (Rezoning). 
 
EXISTING LAND USES AND ZONING 

EXISTING LAND USE EXISTING ZONING 
Institutional-Church/ Vacant Property R-2 District (Residential, medium)  

SURROUNDING LAND USE SURROUNDING ZONING 
North: Residential, single-family 

 
North: R-2 District (Residential, medium)/ 

R-3 District (two-family) 
South: Residential, single-family/ Park South: R-2 District (Residential, medium) 
East: Residential, single-family/ 

Institutional—Church/ 
Commercial—Retail 

East: R-2 District (Residential, medium)/ 
C-2 District (Roadway commercial) 

West: Residential, single-family West:  R-2 District (Residential, medium)/ 
C-2 District (Roadway commercial) 

 
ZONING USE UNIT CONSISTENCY 
Church uses fall within Use Unit 14 (Large Government, Religious, or Healthcare Facility).  Use 
Unit 14 is permitted in the proposed G-I District.   
 
PARKING STANDARDS CONSISTENCY 
According to Municipal Code §102-75(a)(3)(a), parking is calculated by the total number of 
square feet in the assembly are of one space for every four seats, whichever is greater.  
 
USE TYPE REQUIRED 

PARKING 
EXISTING 
PARKING 

NET 
PROPOSED 
PARKING* 

PARKING 
SURPLUS/ 
DEFICIT 

Assembly Area 
1 space/50 sq. ft. 

190 141 56* +7 

* Including ADA accessible parking. 
 
  

https://drive.google.com/open?id=1b8VCxNs0EYzN-iKN5bavIusVg-w&usp=sharing
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LOT STANDARDS CONSISTENCY  
The minimum G-I* zone standards are compared with the subject property’s tracts below. 

MINIMUM (G-I)* ZONING 
REQUIREMENTS 

SUBJECT PROPERTY PROPOSAL 
(all parcels start with a “03” prefix) 

Lot Area: 5,000 sq. ft.  Parcel: 00503-002:  5.1 acres 
 Parcel: 00503-000:  15 acres 
 Parcel: 00501-000:  2.3 acres 
 Parcel: 00501-002:  2 acres 
Grand Total When Combined* 24.4 acres 
Lot Width: 50 ft. Parcel: 00503-002:  193 ft. 
 Parcel: 00503-000:  472 ft. 
 Parcel: 00501-000:  336 ft. 
 Parcel: 00501-002:  474 ft. (Lincoln St. side) 
Grand Total When Combined* 1001 ft. (Cheri Whitlock side) 
Maximum Lot Coverage: 60% Parcel: 00503-002:  0 %  
 Parcel: 00503-000:  25.6% 
 Parcel: 00501-000:  0% 

 Parcel: 00501-002:  0% 
Grand Total When Combined* 10%*** 
Maximum Floor to Area Ratio: 0.6 (60%) Parcel: 00503-002:  0% 
 Parcel: 00503-000:  4% 
 Parcel: 00501-000:  0% 
 Parcel: 00501-002:  0% 
Grand Total When Combined* Approx. 1%*** 

* The proposal is in the process of being rezoned to “G-I”, this zone is used for the lot standards consistency, refer 
to staff report memo RZ16-05 for more information. 
** The applicant intends to file a separate lot consolidation permit to combine all parcels into one.  This 
consolidation is a staff recommended condition. 
 
STAFF DISCUSSION 
The applicant is requesting to construct a 34,109 sq. ft. sanctuary and church facility expansion 
for New Life Church, located on Cheri Whitlock Dr. across the street from Sager Creek 
Community Church and Fire Station No. 1.  The project requires a rezone from R-2 to G-I, this 
will be handled through a separate rezoning application; the rezoning is placed as a 
recommended condition on the approval of this significant development permit.  In addition, the 
proposal sits on several parcels under common ownership by the applicant; these parcels will 
need to be consolidated into one lot prior to building permit issuance.  Staff expects this lot 
consolidation to be filed for review on August 1, 2016. 
 
Traffic impact is not anticipated to be an issue as there are controlled intersections to the east of 
the site. The proposal meets all required greenspace regulations, with the exception of adding 
trees to the center parking lot islands.  The applicant intends to provide the trees, but the final 
landscaping plans were not yet available at the time of writing this report.  Therefore, a condition 
(No. 3) is added to ensure that interior landscaping is shown prior to building permit issuance.  
The church currently uses a dumpster, there are no plans to relocate this, however, should the 
applicant elect to relocate it, it will be screened per current City standards. 
  



7/6/16 P.N. 03-00503-000, 03-00503-002, 03-00501-000, 03-00501-002, SD16-06 

4 

 
 
 
Opaque screening exists for all but three of the abutting residential properties on the west and all 
but two along the north property line. Per City Code, all missing fence segments will be installed 
by the applicant, a condition is added to ensure this is completed prior to Certificate of 
Occupancy. Staff confirmed that no parking lot lighting will shine directly on any abutting 
residential properties, the lighting will be full cut off, the final lighting and landscaping plan will 
be shown on the architectural plan set.  Two conditions have been added to ensure this is shown 
on the final plans prior to building permit issuance. Drainage is handled by an on-site detention 
pond near the soccer fields located in the center of the project site.  The final drainage report has 
not been completed, however the applicant intends to have this prepared for review prior to the 
Board of Directors’ review, a condition is added to this effect.  Sidewalks already exist along 
Cheri Whitlock Dr., and the applicant will pay a fee-in-lieu for sidewalks along Lincoln St in 
conformance with the City’s sidewalk policy. The fee-in-lieu is requested by the City due to 
programmed street work scheduled on Lincoln St. in the next 6-12 months. All of staff’s 
technical comments (excluding the items shown in the conditions) were addressed by the 
applicant. 
 
Finally, it should be noted that due to a late design change, many of the items that are normally 
addressed through the technical review process are not yet covered by the applicant, thus causing 
a higher than usual amount of staff requested conditions.  Staff spoke with the engineer on the 
project, and he has ensured all outstanding items will be addressed in the final architectural plan 
set.   
 
LEGAL NOTICE 
Staff received no information that:  
 the proposal interferes with the reasonable peace or enjoyment of the neighboring 

properties;  
 the property values may be substantially damaged; 
 the proposal may impact the present or future uses of neighboring properties; 
 the proposal is not adequately supported by infrastructure. 

 
 Site posted:  June 02, 2016. 
 Newspaper legal notification:  June 19, 2016 (Herald-Leader). 
 Letter legal notification:  June, 17-20, 2016. 
 Staff received no phone calls or correspondence. 

 
COMPREHENSIVE PLAN CONSISTENCY 
The 2030 Land Use Map describes this area as both commercial office and medium residential. 
Since the historic use of this property has been used as a church, staff believes the proposal 
meets the spirt of the future land use map.  Consult staff report memo RZ16-05 for more 
information on the zoning and future land use. 
 
Fiscal Impact: 
No fiscal impact is anticipated.  Street Fees are not applicable for this project since Cheri 
Whitlock Dr. is a State controlled highway (Hwy. 43). 
 
Attachments: 

Site Specific Proposal 
Bird’s Eye View of Subject Property 
Plan Aerial Overview 
General Area Map 
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NEW LIFE CHURCH

(479) 524-4823

SILOAM SPRINGS, AR 72761

P.O. BOX 945

P.O. Box 617
Gentry, Arkansas 72734

James Surveying & Consulting Inc.

(479)736-8416 Fax (479)736-8838

SURVEY PROVIDED BY:

LOCAL UTILITY CONTACTS

Water and Wastewater

    City of Siloam Springs             

    Dan Farine, Maintenance Supt.      

    (479)238-0927  

Electric

   City of Siloam Springs             

   Johnny Bland                       

   (479)524-3777  

Natural Gas

   Black Hills Energy                 

   Wayne Meek                         

   (479)549-7834  

Telephone

   Centurytel                         

   Mike Edwards, Engineer             

   (479)524-9943  

Cable TV

   Cox Communications, Inc.           

   Terry Frank                          

   (479)871-2432  

DRAINAGE PROFILES                                  

June 01, 2016

NEW LIFE CHURCH OF SILOAM SPRINGS INC.

DEMOLITION PLAN & EROSION AND SEDIMENT CONTROL PLAN 7

SANITARY SEWER PROFILES & WATER LINE PROFILES       6

JUNE 2016

REVISED: JUNE 29, 2016
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FL - FLOW LINE

D.E. - DRAINAGE EASEMENT

S.B. - BUILDING SETBACK LINE
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SITE INFORMATION:

CURRENT ZONING:

OWNER/DEVELOPER:

PROJECT ADDRESS:

R-2

SILOAM SPRINGS, AR 72761-0945
1611 CHERI WHITLOCK DR.

            03-00501-002

            03-00501-000

            03-00503-000

PARCEL NO's: 03-00503-002

APPROXIMATE AREA:  24.775 ACRES

JAMES SURVEYING

(479) 736-8416

Gentry, AR 72734

P.O. Box 617

June 01, 2016
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PARKING SPACES ANALYSIS: 

PROPOSED BUILDING USE: 

ASSEMBLY (9,489 S.F. ASSEMBLY AREA)

TOTAL HANDICAP PARKING REQUIRED

TOTAL HANDICAP PARKING PROVIDED

- 6 SPACES 

-PARKING REQ'D -  1 SPACE PER 50 SF

TOTAL PARKING REQUIRED

- 190 SPACES

9,489 S.F. = 190 SPACES

TOTAL PARKING PROVIDED (INCLUDING HANDICAP)

SCALE: 1"=100' H

DEVELOPMENT PLANS FOR

NEW LIFE CHURCH

SILOAM SPRINGS, ARKANSAS

SITE PLAN

03-00497-000

Parcel #: 

- 22 SPACES

- 197 SPACES 

-PARKING REQ'D -  1 SPACE PER 4 SEATS

758 SEATS = 190 SPACES

06-29-16RDHPER TECH REVIEW COMMENTS                              1

(479)  524-4823
SILOAM SPRINGS, AR 72761-0945 
P.O. BOX 945
NEW LIFE CHURCH OF SILOAM SPRINGS INC.
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LOCATION

PROJECT

STREET ON THE EAST SIDE AND ANY EASEMENTS OF RECORD. 

RIGHT-OF-WAY OF CHERI WHITLOCK DRIVE ON THE SOUTH SIDE AND NORTH LINCOLN 

AN AREA OF 24.775 ACRES MORE OR LESS. PROPERTY IS SUBJECT TO THE 

04"W 657.66'; THENCE N03°04' 27"E 1322.06' TO THE POINT OF BEGINNING HAVING 

DRIVE, THENCE LEAVING SAID RIGHT-OF-WAY; N86°57' 33"W 338.28'; THENCE N86°59' 

ALONG SAID RIGHT-OF-WAY S03°05' 58"W 616.10' TO A POINT IN CHERI WHITLOCK 

FOUND IRON PIN IN THE WESTERN RIGHT-OF-WAY OF NORTH LINCOLN ST.; THENCE 

S03°08' 21"W 695.02' TO A FOUND IRON PIN; THENCE S85°34' 00"E 337.94' TO A 

OF THE NW/4; THENCE S86°44' 49"W 659.16' TO A FOUND IRON PIPE; THENCE 

BEGINNING AT AN IRON PIN 329.71' S86°41' 23"W OF THE NE CORNER OF SAID SE/4 

COUNTY, ARKANSAS, MORE PARTICULARLY DESCRIBED AS FOLLOWS:

PART OF THE SE/4 OF THE NW/4 OF SECTION 32, T-18-N, R-33-W, BENTON 

SURVEY DESCRIPTION: 

AREAS, MAP NUMBER 05007C0360 J, EFFECTIVE DATE SEPTEMBER 28, 2007.

F.I.R.M. MAP OF BENTON COUNTY, ARKANSAS, AND INCORPORATED

AREAS INUNDATED BY 100-YEAR FLOOD) AS DETERMINED FROM THE

THIS PROPERTY DOES NOT LIE IN ZONE 'A/AE' (SPECIAL FLOOD HAZARD

FLOOD DESIGNATION:

by the City of Siloam Springs Planning Commission.

PLANNING COMMISSION APPROVAL:   This Significant Development is hereby approved this           day of                          , 2016,

Secretary

by the City of Siloam Springs Board of Directors.

BOARD OF DIRECTORS APPROVAL:    This Significant Development is hereby approved this           day of                          , 2016,

LEGEND

EXISTING INTERMEDIATE CONTOUR (1')

EXISTING INDEX CONTOUR (5')

PROPOSED INDEX CONTOUR (5')

FOUND IRON PIN

EX WATER VALVE

EX FIRE HYDRANT ASSEMBLY

EX NATURAL GAS SIGN/METER

EX POWER/UTILITY POLE

EX ELECTRIC BOX

EX TELEPHONE PEDESTAL

EX UTILITY POLE ANCHOR

EX FIBER OPTIC PEDESTAL

EX SIGN

EX SANITARY SEWER MANHOLE

PROPOSED INTERMEDIATE CONTOUR (1')

EX WATER METER

EX LIGHT POLE

PROPOSED BREAKLINE

EXISTING FENCE LINE

PROPOSED PARKING LOT LIGHTING

PROPOSED BUILDING

PROPOSED TREE

EXISTING TREE

FOUND COTTON PICKER SPINDLE

AC UNIT

6
/
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/
2

0
1
6
 
4
:5

5
:5

1
 
P

M
D

A
T

E
: 
  
  

1- FDC 
INSTALL 

1- 8" GATE VALVE

1- 12" x 8" TAPPING SLEEVE

INSTALL 

1- FHA

1- 8" 45° BEND

INSTALL 

1- FHA

INSTALL 

1- 8" GATE VALVE

1- 12" x 8" TAPPING SLEEVE

INSTALL 

TRANSFORMER

ELECTRIC  

PROPOSED 

6" SANITARY SEWER SERVICE

INSTALL

PROPOSED GRAVEL PAVING

EXISTING FLAG POLE

City Clerk

EXISTING SIGN

1- FHA

INSTALL 

1- 8" CAP

2- 8" G.V.

1- 8" TEE

INSTALL 

1- 8" 45° BEND

INSTALL 

% INTERIOR GREENSPACE ACTUAL - 9.95%

% INTERIOR GREENSPACE REQUIRED - 5.0% MIN

GROSS PARKING AREA - 110,324 SF

INTERIOR GREENSPACE - 11,092 SF

GREENSPACE INTERIOR TO PARKING:

ACTUAL GREENSPACE - 74.94%

GREENSPACE REQUIRED - 15% MIN

LOT AREA - 1,079,215 SF

TOTAL GREEN SPACE - 808,739 SF

GREENSPACE

ACTUAL LOT COVERAGE - 25.06%

LOT COVERAGE REQUIRED - 60% MAX

LOT AREA - 1,079,215 SF

IMPERVIOUS AREA - 270,476 SF

MAX. LOT COVERAGE:

ACTUAL FAR RATIO - 0.0476

FAR RATIO REQUIRED - 0.60 MAX

LOT AREA - 1,079,215 SF

= 51,346 SF (TOTAL)

BUILDING AREA - 39,109 SF (PROPOSED) + 12,237 (EXISTING) 

FLOOR TO AREA RATIO (FAR):

ASSEMBLY (9,489 S.F. ASSEMBLY AREA) 

PROPOSED BUILDING USE:

G-I

PROPOSED ZONING:

R-2

CURRENT ZONING:

PROPOSED LIGHT DUTY ASPHALT PAVING

PROPOSED 4" CONCRETE SIDEWALK 

PROPOSED 6" CONCRETE SIDEWALK 

N.T.S.

PAVEMENT SECTION

TYPICAL PARKING LOT

2" HMAC SURFACE COARSE

8" AGGREGATE BASE

MIN. CBR-10
(8" MIN.)

COMPACTED SUBGRADE

A

B

D

A

A

A

A

A

A

A

B   GRAVEL PAVEMENT

PAVEMENT SECTION

TYPICAL GRAVEL

Min. CBR-10
(8" min.)

Compacted Subgrade

N.T.S.

6" Aggregate Base

N.T.S.

Min. CBR-10
(8" min.)

Compacted Subgrade

6" Concrete

4" Aggregate Base

APRON SECTION

TYPICAL CONCRETE

N.T.S.

Min. CBR-10
(8" min.)

Compacted Subgrade

4" Aggregate Base

APRON SECTION

TYPICAL CONCRETE

4" Concrete

A   ASPHALT PAVEMENT C   6" CONC SIDEWALK D   4" CONC SIDEWALK

B

C

C

D

D
D

D

T-RIM - 1140.73

TIE INTO EX MH

0+00.00 LINE 'S-1'

T-RIM - 1147.41

CONST 4' DIA MH

3+53.11 LINE 'S-1'

T-RIM - 1142.00

CONST 4' DIA MH

0+23.11 LINE 'S-1'
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than 14 days consecutively.
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EX POWER/UTILITY POLE
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EX TELEPHONE PEDESTAL
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RZ16‐05 & SD16‐06  New Life Church Bird’s Eye View



SD16‐06  New Life Church Plan Aerial Overlay
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STAFF REPORT  

 
TO:    Planning Commission 
FROM: Ben Rhoads, AICP, Senior Planner 
Cc:   Don Clark, Community Services Director 
DATE:    July 06, 2016 
RE:    Significant Development Permit, SD16-03 / 2998 Hwy 412 E. 
 
Recommendation:  Approval of SD16-03 (Significant Development Permit), subject to the 
following conditions: 
1. The applicant must successfully obtain a greenspace variance for the proposed out lot.  
2. The applicant must file an associated lot line adjustment re-plat, prior to building permit 
issuance. 
 
Background: 
 
APPLICATION REVIEW DATES 
Planning Commission review:  July 12, 2016 
Board of Directors review:  July 19, 2016 
 
APPLICANT AND AGENT 
Applicant/Owner:  Ronnie Self & James Pruden / Commercial Realty NWA, LLC – Jeff Kemp. 
Agent:  Bates and Assoc., Inc. – Geoff Bates, PE 
 
SUBJECT PROPERTY ADDRESS 
2998 Hwy. 412 East 
 
INTERNET MAP INFORMATION 
Planning staff has created a map made with Google My Maps.  
Attribution:  Map data ©2015 Google Imagery ©2015, Arkansas GIS, DigitalGlobe, Landsat, 
State of Arkansas, USDA Farm Service Agency Washington County.   
 
Please click on the following link to access.  This link will only operate if reading this report 
digitally. 
 
https://drive.google.com/open?id=1b8VCxNs0EYzN-iKN5bavIusVg-w&usp=sharing 
 
PROJECT INTENT 
The applicant requests to construct a 19,622 sq. ft., 9 unit, shopping center. 
 
 
 

https://drive.google.com/open?id=1b8VCxNs0EYzN-iKN5bavIusVg-w&usp=sharing
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REFERENCE APPLICATIONS 
The following applications are associated with this request:  LA16-01 (Lot Line Adjustment- 
staff review only) and BOA16-03 (Variance).  The site plan for LA16-01 is attached to this staff 
report. 
 
EXISTING LAND USES AND ZONING 

EXISTING LAND USE EXISTING ZONING 
Retail store / Vacant C-2 District (Roadway commercial) 

SURROUNDING LAND USE SURROUNDING ZONING 
North: Retail—gas station and office  North: C-2 District (Roadway commercial) 
South: Residential, two-family/ 

Residential, multi-family 
South: R-4 District (Residential, multi-

family) 
East: Residential, multi-family/  

Vacant lot 
East: R-4 (Residential, multi-family) 

West: Retail (grocery store) West: R-2 District (Residential, medium) 
 
ZONING USE UNIT CONSISTENCY 
The subject proposal is consistent with large impact commercial or office uses associated with 
Use Unit 16. Use Unit 16 is permitted in C-2 District.   
 
LOT STANDARDS CONSISTENCY  
The minimum C-2 zone standards are compared with the subject property’s tracts below. 
 

MINIMUM (C-2) ZONING 
REQUIREMENTS 

SUBJECT PROPERTY PROPOSAL 

Lot Area: 8,000 sq. ft.  Tract A:  107,893 sq. ft. or 2.48 acres* 
 Tract B:  19,325 sq. ft. or 0.44 acres* 
Lot Width: 80 ft. Tract A:  202 ft. (approx.) 
 Tract B:  146 ft. (approx.) 
Maximum Lot Coverage: 85 % Tract A: 78.8% 
 Tract B: 81.5% 
Maximum Floor to Area Ratio: 0.60 (60%) Tract A:  0.15 or 15% 
 Tract B:  Not applicable 

*The proposal sits on two tracts.  
 
PARKING STANDARDS CONSISTENCY 
According to Municipal Code §102-75(a)(1)(a)(9), parking is calculated by the total number of 
square feet in the proposal.  
 
USE TYPE REQUIRED 

PARKING 
EXISTING 
PARKING 

NET 
PROPOSED 
PARKING* 

PARKING 
SURPLUS/ 
DEFICIT 

Office/Retail 
1 space/200 sq. ft. 

98 4** 178* +80*** 

* Including ADA accessible parking. 
** The four parking spaces associated with the liquor store and are to be demolished along with the store. 
*** Excessive parking surplus is assuming more intensive use, such as restaurant space.  For the purposes of this 
calculation, general retail is used due to the uncertainty of the extent of future uses. 
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STAFF DISCUSSION 
The applicant is requesting to construct a 19,622 sq. ft. shopping center on two existing tracts. 
The site is located due east of the Aldi’s grocery store and south of the Wal-Mart store. The site 
contains an existing liquor store which will be demolished as part of this plan.  Staff has been 
made aware that the store will relocate off of the site, pending approval from the ABC and the 
City’s Board of Directors.   
 
Rather than consolidating both lots into one, the property owners have elected to do a lot line 
adjustment which would provide an undeveloped out lot at the northeast corner of the site.  The 
purpose of this is to provide an additional out lot for a potential future use, such as a restaurant.  
Part of this out lot will be developed in the short term as parking for the shopping center. This 
arrangement requires a separate zoning variance to address paving over the perimeter 
greenspace.  This variance will be reviewed by the Board of Adjustment at a special-called 
meeting on July 12, 2016.   
 
Staff worked with the developer to address relocating the northwestern driveway so that is aligns 
with the Wal-Mart drive accessing onto the north side of Hwy. 412.  In addition, relocating the 
driveway allows sufficient space from the west property line.  In order to design the drive to be 
farther east, the on-site detention basin had to be designed to allow for two ponds, one to the east 
and one to the west of the center driveway.  The ponds will be connected via a culvert beneath 
the drive.  The northeastern drive is designed to be on the property line so it may serve as a 
shared access drive for future development east of the subject property.  The 20 ft. access 
easement is shown on the attached lot line adjustment survey. Staff is in support of this 
arrangement, as ultimately it will lead to less drive connections onto Hwy. 412, which will 
improve access management.  The proposal will also remove two drives that are located east of 
the existing liquor store. 
 
Ample interior landscape islands and green space buffers are shown and a six foot tall opaque 
screen will be added to the rear of the property to screen the commercial use from the 
neighboring residential properties.  Staff also confirmed that exterior lighting will be full cut off 
style, so no lighting will impact residential properties.  There will be two screened dumpster pads 
located both at the southeast and southwest corners of the property.  A second retention pond is 
designed for the rear of the property, both ponds have been reviewed by staff and they meet or 
exceed the provisions of the Siloam Springs Drainage Manual.  Sidewalks are being added along 
Hwy. 412 and will tie into the proposed building on the east side of the far western interior drive 
aisle. All of staff’s technical comments were addressed by the applicant. 
 
LEGAL NOTICE 
Staff received no information that:  
 the proposal interferes with the reasonable peace or enjoyment of the neighboring 

properties;  
 the property values may be substantially damaged; 
 the proposal may impact the present or future uses of neighboring properties; 
 the proposal is not adequately supported by infrastructure. 

 
 Site posted:  May 3, 2016; reposted June 17, 2016. 
 Newspaper legal notification:  June 24, 2016 (Arkansas Democrat Gazette). 
 Letter legal notification:  June, 22—25, 2016. 
 Staff received no phone calls or correspondence. 

 
 



7/6/16 P.N. 03-04343-000, 03-04052-011, SD16-03 

4 

 
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. 
 
Fiscal Impact: 
No fiscal impact is anticipated.  Street fees are not applicable for this project. 
 
Attachments: 

Site Specific Proposal 
Lot Line Adjustment Site Plan 
Bird’s Eye View of Subject Property 
Plan Aerial Overview 
General Area Map 













1) SD16‐03– Jeff Kemp Bird’s Eye View



SD16‐03– Jeff Kemp Plan Aerial Overlay



C

R-2

A-1

C-2 C-2

RURAL

A-1

HWY 412 E

C-2 C-2

R-2

R-4

C-2
R-4

ROW

C-2
C-2

R-2

R-4

RURALRURAL

C-2

C-2C-1

R-2

R-2

C-2

R

C-2

C-2 C-2
C-2C-2

R-2

C-2

R-4
C-2

C-2

C-2

R-4

C-2

C-2

C-2

R-4

C-2

R-2R-2

R-2

RUR

C-2

RURAL
R-4

ZA

I-2

C-2

RURALRURAL

C-2

C-2

RURAL

C-2

R-2 R-2

R-4

R-2

R-4

R-2

R-2R-2

R-4

R-4
R-4

R-2

R 2
R-2

R-2

R-2R-2

R-4

R-4

R-4

R-4

R-4

R-2
R-2

R-2

R-4R-4

R-4

R-4
R-4
R-4R-4
R-4R-4

R-4

R-4

R-4

R-2

SILOAM SPRINGS

Significant Dev Permit 
SD16-03 ´

0 0.085 0.170.0425 Miles

GENERAL AREA MAP

£¤412

¬«16

UV59 S

H
W

Y 
16

E HWY 412

KECK RD

N
 H

IC

S
 E

LM
 S

T

HWY 4

S
 L

IN
C

O
LN

 S
T

A
IR

P
O

R
T 

R
D

OLD HWY 68

S
 C

A
R

L 
S

T

D
AW

RIVER VALLEY RD

N
 L

IN
C

O
L

E MAIN ST

S
TE

P

NE TRL

R
U

S
S

E
LL

 

S
 M

T 
O

L I
V

E
 S

T

 S
T

N
 C

A
R

L 
S

T

O
 D

 C
LA

R
K

 D
RS
 H

IC
O

 S
T

E TAHLEQUAH ST

CLARK RD

TI
K

A
A

COUNTRY LN

S

SILOAM SPRINGS

0 1.5 30.75 Miles

PR
O

G
R

ES
S 

AV
E

HWY 412 EAST
Subject Property

H
W

Y 
16

WAL-MART LOWE'S



7/8/16 P.N. 03-05487-000, SD16-05 

1 

    
 

 
 

 
 

 
STAFF REPORT  

 
TO:    Planning Commission 
FROM: Ben Rhoads, AICP, Senior Planner 
Cc:   Don Clark, Community Services Director 
DATE:    July 06, 2016 
RE:    Significant Development Permit, SD16-05 / 3451 Hwy. 412 East. 
 
Recommendation:  Approval of SD16-05 (Significant Development Permit). 
 
Background: 
 
APPLICATION REVIEW DATES 
Planning Commission review:  June 12, 2016 
Board of Directors review:  July 19, 2016 
 
APPLICANT AND AGENT 
Applicant/Owner:  Molly, LLC/ Cotton Patch Cafe, Inc. 
Agent:  Landrun Group, LLC – Stephen Landes, PE. 
 
SUBJECT PROPERTY ADDRESS 
3451 Hwy. 412 East 
 
INTERNET MAP INFORMATION 
Planning staff has created a map made with Google My Maps.  
Attribution:  Map data ©2015 Google Imagery ©2015, Arkansas GIS, DigitalGlobe, Landsat, 
State of Arkansas, USDA Farm Service Agency Washington County.   
 
Please click on the following link to access.  This link will only operate if reading this report 
digitally. 

 
https://drive.google.com/open?id=1b8VCxNs0EYzN-iKN5bavIusVg-w&usp=sharing 
 
PROJECT INTENT 
The applicant requests to construct a 4,452 sq. ft. restaurant on a 1.64 acre out lot. 
  

https://drive.google.com/open?id=1b8VCxNs0EYzN-iKN5bavIusVg-w&usp=sharing


7/8/16 P.N. 03-05487-000, SD16-05 

2 

 
 
 
EXISTING LAND USES AND ZONING 

EXISTING LAND USE EXISTING ZONING 
Vacant – undeveloped lot C-2 District (Roadway Commercial) 

SURROUNDING LAND USE SURROUNDING ZONING 
North: Commercial – Retail North: C-2 District (Roadway commercial) 
South: Commercial – Restaurant/Retail South: C-2 District (Roadway commercial) 
East: Commercial – Restaurant East: C-2 District (Roadway commercial) 
West: Commercial – Restaurant West: C-2 District (Roadway commercial) 

 
ZONING USE UNIT CONSISTENCY 
The subject proposal is consistent with small impact commercial uses associated with Use Unit 
9. Use Unit 9 is permitted in C-2 District.   
 
LOT STANDARDS CONSISTENCY  
The minimum C-2 zone standards are compared with the subject property’s tract below. 
 

MINIMUM (C-2) ZONING 
REQUIREMENTS 

SUBJECT PROPERTY PROPOSAL 

Lot Area: 8,000 sq. ft.  1.64 acres or 71,438 sq. ft. 
Lot Width: 80 ft. 216 ft. (approx.) 
Maximum Lot Coverage: 85% 51.3 % 
Maximum Floor to Area Ratio: 0.60 (60%) 0.0623 (6.2%)* 

 
PARKING STANDARDS CONSISTENCY 
According to Municipal Code §102-75(a)(1)(a)(8), parking is calculated by the total number of 
square feet in the proposal.  
 
USE TYPE REQUIRED 

PARKING 
EXISTING 
PARKING 

NET 
PROPOSED 
PARKING* 

PARKING 
SURPLUS/ 
DEFICIT 

Restaurant  
1 space/100 sq. ft. 

44 0 94* +50 

* Including ADA accessible parking. 
 
STAFF DISCUSSION 
The applicant is requesting to construct a 4,452 sq. ft. sit-down, non-drive thru, restaurant, 
branded under the name “Cotton Patch”, on Hwy. 412 E. The reason this project is considered 
“significant” is because the total proposed lot coverage exceeds 20,000 sq. ft. The restaurant will 
be located on a vacant out lot west of the existing Rib Crib restaurant, east of Wendy’s and south 
of the Lowe’s Home Improvement store. The site design will be nearly identical to Rib Crib.  
Vehicular access will be via two existing shared access driveways; the western access will be 
across from the Wendy’s entrance and the northern access will be off of the Lowe’s access 
drive. In 2007, access easements were obtained to use these private drives for the benefit of the 
subject property.  Standard driveway spacing requirements do not apply as all the proposed 
drives are accessing existing driveways, therefore no new curb cuts are proposed onto Hwy. 412 
E. 
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The project will have a parking surplus of 50 spaces.  The surplus parking is requested due to the 
projected demand based off of historic usage at similar facilities. On site detention is used for the 
storm water runoff, this will, in turn, tie into the Lowe’s detention basin at the rear of the existing 
store; the detention basin was designed with the assumption that both the subject property and 
the out lot to the west would be fully developed, however the on-site detention basin is needed to 
prevent flooding of the Lowe’s parking lot. Interior parking lot lighting and landscaping are 
provided. Sidewalks are shown on the plan along Hwy. 412 per the current City sidewalk policy; 
however a note has been added that this sidewalk will be constructed at a later date, with the 
applicant requesting to pay a fee-in-lieu.  The western and northern sides of the lot abut private 
driveways and not City right-of-ways.  A separate access easement would be required from the 
abutting property owners in order to build sidewalks along these private drives.  A crosswalk is 
included along the southeastern lot corner for pedestrian access. All other aspects of this 
proposal meet or exceed City Code. 
 
LEGAL NOTICE 
Staff received no information that:  
 the proposal interferes with the reasonable peace or enjoyment of the neighboring 

properties;  
 the property values may be substantially damaged; 
 the proposal may impact the present or future uses of neighboring properties; 
 the proposal is not adequately supported by infrastructure. 

 
 Site posted:  June 13, 2016. 
 Newspaper legal notification:  June 19, 2016 (Herald-Leader). 
 Letter legal notification:  June, 14—17, 2016. 
 Staff received no phone calls or correspondence. 

 
COMPREHENSIVE PLAN CONSISTENCY 
The 2030 Land Use Map describes this area as commercial/ office. The proposed use is 
consistent with the 2030 Land Use Map.   
 
Fiscal Impact: 
No fiscal impact is anticipated.  Street Fees are not applicable for this project. 
 
Attachments: 

Site Specific Proposal 
Bird’s Eye View of Subject Property 
Plan Aerial Overview 
General Area Map 
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SD16‐05  Cotton Patch Bird’s Eye View



SD16‐05   Cotton Patch Plan Aerial Overlay



A-1

C-2 C-2C-2

R-4
I-1

R-4

ROW

RU

I-1C-2 I-2
C-2

R-4

RURALRURAL

C-2

C-2 C-2

C-2 C-2

R-2

C-2

R-4
C-2

C-2

C-2

R-4

C-2

C-2

C-2

R-4
RURAL

C-2

RURAL
R-4

I-2

C-2

C-2

C-2

I-1

R-4

-4

R-4

R-4
R-4

R-4

R-4

R-4

R-4

R-4

R-4R-4

R-4

R-4
R-4
R-4R-4
R-4R-4

R-4

4

4

2

Significant Development 
SD 16-05 ´

0 0.085 0.170.0425 Miles

GENERAL AREA MAP

£¤412

¬«16

H
W

Y 
16

E HWY 412

KECK RD

N
 H

IC
O

 S
T

S
 E

LM
 S

T

H

BILL YOUNG RD

S
 L

IN
C

O
LN

 S
T

A
IR

P
O

R
T 

R
D

TE
LIN

E
R

D

OLD HWY 68

S
 C

A
R

L 
S

T

D
AW

N
 H

I

VALLEY RD

N
 L

IN
C

O
LN

 S
T

E MAIN ST

S
TE

P
H

E
N

S

R
U

S
S

E
LL

 R
D

S
 M

T 
O

L I
V

E
 S

T

N
 D

O
G

W
O

O
D

 S
T

N
 C

A
R

L 
S

T

O
 D

 C
LA

R
K

 D
RS
 H

IC
O

 S
T

E TAHLEQUAH ST

CLARK RD

COUNTRY LN

S
 H

W
Y

SILOAM SPRINGS

0 1.5 30.75 Miles

Subject Property

N
 P

R
O

G
R

ES
S 

AV
E

HWY 412 E

LOWE'S


	A_07-12-16 P&Z Agenda
	B_6-14-16 PnZ Mins
	C_LS16-06 (A&H Ravenwood LLC)_2100 Blk Ravenwood Plaza
	SUBJECT PROPERTY ADDRESS
	PROJECT INTENT
	EXISTING ZONING
	EXISTING LAND USE
	SURROUNDING ZONING
	SURROUNDING LAND USE
	Attachments:

	D_LS16-06 (Planet Fitness) 7-05-16_Site Plan
	E_LS16-06_BEV
	F_LS16-06_GAM
	G_LS16-07 (Scarbrough Trust)_1000 Block of Cheri Whitlock Dr
	SUBJECT PROPERTY ADDRESS
	PROJECT INTENT
	EXISTING ZONING
	EXISTING LAND USE
	SURROUNDING ZONING
	SURROUNDING LAND USE
	Attachments:

	H_LS16-07_Site Plan_07-05-16
	I_LS16-07_BEV
	J_LS16-07_GAM
	K_RZ16-04 (Scarbrough Trust)_1000 Block of Cheri Whitlock Dr
	SUBJECT PROPERTY ADDRESS
	PROJECT INTENT
	EXISTING ZONING
	EXISTING LAND USE
	SURROUNDING ZONING
	SURROUNDING LAND USE
	ZONING USE UNIT CONSISTENCY
	COMPREHENSIVE PLAN CONSISTENCY
	Attachments:


	L_RZ16-04_LS16-07 (Dollar General) 7-5-16_Site Plan
	M_RZ16-04_BEV
	N_RZ16-04_GAM
	O_RZ16-03 (SSPD)_100 Hwy 412 W
	SUBJECT PROPERTY ADDRESS
	PROJECT INTENT
	EXISTING ZONING
	EXISTING LAND USE
	PROPOSED ZONING
	PROPOSED LAND USE
	G-I (General institutional)
	Police Dept. and Impound Lot
	SURROUNDING ZONING
	SURROUNDING LAND USE
	ZONING USE UNIT CONSISTENCY
	COMPREHENSIVE PLAN CONSISTENCY
	Attachments:


	P_RZ16-03_Site Plan 06-27-16
	Q_RZ16-03_BEV
	R_RZ16-03_GAM
	S_RZ16-05 (New Life Church)_1611 Cheri Whitlock Dr
	SUBJECT PROPERTY ADDRESS
	PROJECT INTENT
	EXISTING ZONING
	EXISTING LAND USE
	PROPOSED ZONING
	PROPOSED LAND USE
	SURROUNDING ZONING
	SURROUNDING LAND USE
	ZONING USE UNIT CONSISTENCY
	COMPREHENSIVE PLAN CONSISTENCY
	Attachments:


	T_RZ16-05_7-5-16_Site Plan
	02-1235 Site Plan-Rev 06-29-16.pdf (p.2)

	U_RZ16-05_BEV
	V_RZ16-05_GAM
	W_SD16-06 (New Life Church)_1611 Cheri Whitlock Dr
	SUBJECT PROPERTY ADDRESS
	PROJECT INTENT
	EXISTING ZONING
	EXISTING LAND USE
	SURROUNDING ZONING
	SURROUNDING LAND USE
	ZONING USE UNIT CONSISTENCY
	COMPREHENSIVE PLAN CONSISTENCY
	Attachments:


	X_SD16-06_7-5-16_Site Plan
	01-1235-Title.pdf (p.1)
	02-1235 Site Plan-Rev 06-29-16.pdf (p.2)
	03-1235 Dim Plan-Rev-06-29-16.pdf (p.3)
	04-1235 Grading Plan.pdf (p.4)
	07-1235 Demo and EC Plan.pdf (p.7)

	Y_SD16-06_BEV
	Z_SD16-06_PAO
	ZA_SD16-06_GAM
	ZB_SD16-03 (Kemp)_Shoppes_2998 Hwy 412 E
	SUBJECT PROPERTY ADDRESS
	PROJECT INTENT
	EXISTING ZONING
	EXISTING LAND USE
	SURROUNDING ZONING
	SURROUNDING LAND USE
	ZONING USE UNIT CONSISTENCY
	COMPREHENSIVE PLAN CONSISTENCY
	Attachments:


	ZC_SD16-03_FINAL 6-1-16_Site Plan
	ZD_SD16-03_Lot Line Adjust Site Plan 05-26-16
	ZE_SD16-03_BEV
	ZF_SD16-03_PAO
	ZG_SD16-03_GAM
	ZH_SD16-05 (Cotton Patch)_3451 Hwy. 412 East
	SUBJECT PROPERTY ADDRESS
	PROJECT INTENT
	EXISTING ZONING
	EXISTING LAND USE
	SURROUNDING ZONING
	SURROUNDING LAND USE
	ZONING USE UNIT CONSISTENCY
	COMPREHENSIVE PLAN CONSISTENCY
	Attachments:


	ZI_SD16-05_7-6-16_Site Plan
	ZJ_SD16-05_BEV
	ZK_SD16-05_PAO
	ZL_SD16-05_GAM
	ADPE313.tmp
	SUBJECT PROPERTY ADDRESS
	PROJECT INTENT
	EXISTING ZONING
	EXISTING LAND USE
	SURROUNDING ZONING
	SURROUNDING LAND USE
	ZONING USE UNIT CONSISTENCY
	COMPREHENSIVE PLAN CONSISTENCY
	Attachments:





