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CITY OF SILOAM SPRINGS PLANNING COMMISSION 

Tuesday, September 13, 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 August 09, 2016
D. Development Permit Approval

1. Rezoning Development Permit, RZ16-07
R-4 to C-2
3300 block of Hwy. 412 E.
Owner: William and Kerri Low
Agent:  CEI Engineering – Nate Bachelor, PE / LP Retail, LLC
To the Board on October 4, 2016

2. Rezoning Development Permit, RZ16-08
R-2 to G-I
1405 W. Jefferson St.
Owner: First Christian Church
Agent: Terry Eaves
To the Board on October 4, 2016

3. Lot Split Development Permit, LS16-08
1314 Villa View Dr.
Owner: John and Kay Vest
Agent:  John Vest

4. Significant Development Permit, SD16-09
2220 E. Little John St., 2220 E. Sherwood St., and 2225 E. Sherwood St. 
Owner:  Krein Development, LLC
Agent:  Civil Engineering Inc. – Ron Homeyer, PE
To the Board on October 4, 2016

E. Staff Approved Permits

1. Lot Consolidation Permit, LC16-03
2011 & 2075 N. Mt. Olive St.
Owner:  Arkansas Early Learning, Inc.
Agent:  Harris Architecture – Rico Harris

F. Adjourn the Planning Commission 



MINUTES OF THE REGULAR MEETING 
OF THE PLANNING COMMISSION OF THE  

CITY OF SILOAM SPRINGS, BENTON COUNTY, 
ARKANSAS, HELD AUGUST 9, 2016 

The Planning Commission of the City of Siloam Springs, Benton County, Arkansas, met in 
regular session at the City Administration Building, Tuesday, August 9, 2016.  

The meeting was called to order by Chairman Mounger. 

Roll Call: 
Song, Blakely, Nation, Mounger, Driscoll, Smith – Present. 
Engle, Nation –Absent.  
Engle arrived at 4:07pm, and Nation arrived at 4:08pm. 

City Clerk, Renea Ellis; Senior Planner, Ben Rhoads; Project Engineer, Kevin Moore; City 
Attorney, Jay Williams; all present. 

A copy of the July 12, 2016 regular minutes had previously been given to each Commissioner.  
A motion was made by Blakely and seconded by Smith to accept the minutes.  
Mounger called for a voice vote.  
All Ayes. No Nays.  Motion passed. 

The first item on the agenda was Rezoning Development Permit, RZ16-06, I-1 to C-2, 1084 & 
1198 Hwy. 412 E., Pamela Hammersla, Michael McGooden, agent. 
Ben Rhoads, Senior Planner, briefed this item as well as the next item. Michael McGooden, 212 
S. Prospect, stated they lost the lease at their previous location, and had found a new building.
He stated the alcohol permit will be ready on August 17. Blakely asked what type of signage was
going to be used. McGooden answered 1 pole, and 2 signs. Bonnie Newton, Gentry AR, asked if
property taxes will change. Mounger stated it is unknown. A Motion to approve was made by
Smith and seconded by Blakely.
Roll Call:
Engle, Blakely, Nation, Mounger, Driscoll, Smith, Song – Aye.
7 Ayes. No Nays. Motion passed.
Chairman Mounger announced this will go to the Board of Directors on September 6, 2016.

The next item on the agenda was Special Use Development Permit, SU16-01, 1084 Hwy. 412 E., 
Pamela Hammersla, Michael McGooden, agent. 
Ben Rhoads, Senior Planner, briefed this item in previous discussion. Nation asked about the 
State alcohol permit. Rhoads informed her it would be approved on the 17th. A Motion to 
approve was made by Blakely and seconded by Smith. 
Roll Call:  
Blakely, Nation, Mounger, Driscoll, Smith, Song, Engle – Aye.  
7 Ayes. No Nays. Motion passed. 
Chairman Mounger announced this will go to the Board of Directors on September 6, 2016. 

The next item on the agenda was Significant Development Permit, SD16-07, 2300 Block of 
Hwy. 412 E., Patty King / Terry Clark, Blew and Associates – Jorge DuQuense, PE. 
Ben Rhoads, Senior Planner, briefed the item. Nation asked if the driveway to the west is shared, 
and if it allowed exit in both directions. Rhoads answered yes. Joseph Orr, 622 Weston Circle, 
Cave Springs, AR with Blew and Associates. Bringing back due to site issues with previous site.  



A Motion to approve with conditions was made by Nation and seconded by Smith. 
Roll Call: 
Nation, Mounger, Driscoll, Smith, Song, Engle, Blakely – Aye.  
7 Ayes. No Nays. Motion passed. 
Chairman Mounger announced this will go to the Board of Directors on September 6, 2016. 

The next item on the agenda was Lot Consolidation Permit, LC16-02, 1893 and 1894 N. Midland 
Knoll Court, Jan and Mel Phillips, Jim Caldwell, PLS.  
Ben Rhoads, Senior Planner, briefed the item, and stated no vote was required and the 
presentation was for informational use only to keep the Commission apprised of the matter. 

There being no further business, a Motion was made by Blakely and seconded by Smith 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:   August 5, 2016 
RE: Rezoning Development Permit, RZ16-07 / Rezone from R-4 to C-2. 

Recommendation:  Motion to approve RZ16-07 (Rezone Development Permit).  

Background: 

APPLICATION REVIEW DATES 
Planning Commission review:  September 13, 2016 
Board of Directors review:  October 4, 2016 

APPLICANT AND AGENT 
Applicant/Owner:  William and Kerri Low 
Agent:  CEI Engineering – Nate Bachelor / LP Retail, LLC 

SUBJECT PROPERTY ADDRESS 
3300 block of Hwy. 412 E. 

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=1CQGfMbtvBBbExP0jw2SEVv8cc7Y&usp=sharing 

PROJECT INTENT 
The applicant desires to rezone part of Lot 2 of Block 4 of the Sun Haven Addition, a 1.08 acre 
lot, from R-4 (Residential, multi-family) to C-2 District (Roadway Commercial). 

https://drive.google.com/open?id=1CQGfMbtvBBbExP0jw2SEVv8cc7Y&usp=sharing
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EXISTING LAND USES AND ZONING 
EXISTING LAND USE EXISTING ZONING 

Vacant R-4 District (Residential, multi-family)
PROPOSED LAND USE PROPOSED ZONING 

Commercial—Retail C-2 District (Roadway Commercial)
SURROUNDING LAND USE SURROUNDING ZONING 

North: Commercial—Retail North: C-2 District (Roadway commercial)
South: Residential—Multi-Family South: R-4 District (Res., multi-family)
East: Commercial—Retail (liquor) East: C-2 District (Roadway commercial)
West: Commercial—Retail (under 

development) 
West: C-2 District (Roadway commercial)

APPROVAL CRITERIA 
The following criteria are shown to indicate if this proposal meets the minimum criteria for 
approval: 

I. ZONING USE UNIT CONSISTENCY
Large and Medium Impact Retail commercial uses fall within Use Unit 15 (Medium
Impact Commercial or Office) or Use Unit 16 (Large Impact Commercial or Office).
Use Units 15 and 16 are permitted in the proposed C-2 District through.

II. 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. 1.08 acres 
Lot Width: 80 ft. Approx. 253 ft. 
Maximum Lot Coverage: 85% N/A 
Maximum Floor to Area Ratio: 0.6 
(60%) 

N/A 

III. COMPREHENSIVE LAND USE MAP CONSISTENCY
The 2030 future land use map describes this area as commercial and office. The
following zone(s) are appropriate according to the designation: C-2; C-1A.

IV. LAND USE CODE REQUIREMENTS
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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STAFF DISCUSSION 
The applicant requests rezoning the 3300 block of 412 East from R-4 to C-2. This is an 
undeveloped lot north of the Spring Valley Apartments, west of Stock Tank Liquor and east of 
the Shoppes of Siloam shopping center, which is under development.  On September 1, 2016, an 
application for a significant development permit was filed. The permit is to develop the lot into a 
small shopping center. This permit will be reviewed by the Planning Commission on October 11, 
2016. The applicant desires to first rezone the property before seeking approval for the 
significant development permit. The site exceeds all lot standards for the proposed zone. Future 
development on this site will use the existing drive access to the east and a shared access 
easement (per the Shoppes of Siloam) to the west, so no new drives are proposed on the 
property. The future land use map describes this area as commercial and office, the proposal will 
bring the zoning into conformance with the future land use map. Finally, staff believes future 
commercial uses at the subject property will be the highest and best use of the property due to its 
prime location on Hwy 412 E.   

LEGAL NOTICE 
 Site posted:  August 2, 2016.
 Newspaper legal notification:  August 21, 2016 (Herald-Leader).
 Letter legal notification:  August 15-18, 2016.
 Staff received no phone calls or correspondence.

Fiscal Impact: 
No impact is anticipated. 

Attachments: 
Site Plan 
Bird’s Eye View 
General Area Map 
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RZ16‐07 ‐ Low Bird’s Eye View‐ Looking South
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STAFF REPORT 

TO:  Planning Commission 
FROM: Ben Rhoads, AICP, Senior Planner 
Cc:  Don Clark, Community Services Director 
DATE:   August 30, 2016 
RE: Rezoning Development Permit, RZ16-08/ Rezone from R-2 to G-I. 

Recommendation:  Motion to approve RZ16-08 (Rezone Development Permit).  

Background: 

APPLICATION REVIEW DATES 
Planning Commission review:  September 13, 2016 
Board of Directors review:  October 4, 2016 

APPLICANT AND AGENT 
Applicant/Owner:  First Christian Church 
Agent:  Terry Eaves 

SUBJECT PROPERTY ADDRESS 
1405 W. Jefferson St. 

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=1CQGfMbtvBBbExP0jw2SEVv8cc7Y&usp=sharing 

PROJECT INTENT 
The applicant desires to rezone a 4.09 acre metes and bounds parcel from R-2 (Residential, 
medium) to G-I District (General Institutional). 

https://drive.google.com/open?id=1CQGfMbtvBBbExP0jw2SEVv8cc7Y&usp=sharing
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EXISTING LAND USES AND ZONING 
EXISTING LAND USE EXISTING ZONING 

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

Institutional—Church G-I District (General Institutional)
SURROUNDING LAND USE SURROUNDING ZONING 

North: Residential, single-family North: R-2 District (Residential, medium)
South: Institutional—School South: G-1 District (General Institutional)
East: Residential, single-family East: R-2 District (Residential, medium)
West: Office/ Residential, single-family West: C-1A District (Light Commercial)/

R-2 District (Residential, medium)

APPROVAL CRITERIA 
The following criteria are shown to indicate if this proposal meets the minimum criteria for 
approval: 

I. ZONING USE UNIT CONSISTENCY
Religious Institutions fall within Use Unit 14 (Large Government, Religious or
Healthcare facilities).  Use Unit 14 is permitted in the proposed G-I District.

II. 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 

Lot Area: 5,000 sq. ft. 4.09 acres 
Lot Width: 50 ft. Approx. 643 ft. 
Maximum Lot Coverage: 60% Approx. 40 % 
Maximum Floor to Area Ratio: 0.6 (60%) Approx. 0.11 or 11% 

III. COMPREHENSIVE PLAN CONSISTENCY
The 2030 future land use map describes this area as medium residential. 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: R-
2, G-I (see explanation above).

IV. LAND USE CODE REQUIREMENTS
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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STAFF DISCUSSION 
The applicant requests rezoning 1405 W. Jefferson St. from R-2 to G-I, the site of First Christian 
Church, located at the northwest corner of S. Dogwood St. and W. Jefferson St., north of the 
Siloam Springs Middle School. The church is rezoning to bring the property into conformance 
with the zone appropriate for religious institutions. The site exceeds all lot standards for the 
proposed zone. The future land use map does not designate individual religious uses; therefore 
staff feels this rezoning is appropriate due to the historic usage at this site. Staff received no 
information as to future development plans for the church. This request is the seventh church in 
Siloam Springs to rezone to G-I. 

LEGAL NOTICE 
 Site posted:  August 2, 2016.
 Newspaper legal notification:  August 21, 2016 (Herald-Leader).
 Letter legal notification:  August 25-28, 2016.
 Staff received two phone calls and one office visit of a questioning nature. Staff answered

the callers’ questions to their satisfaction. No correspondence was received.

Fiscal Impact: 
No impact is anticipated. 

Attachments: 
Site Plan 
Bird’s Eye View 
General Area Map 





RZ16‐08 – First Christian Church

Bird’s Eye View‐ Looking North



G-I

G-I

R-4

R-

M-HC-2
C-2

R-2

R-2

R-2

C-2

C-1A

R-4R-2

C-2

R-4

R-2

C-2

R-2

R-2

R-2

R-2

R-2

R-2

R-2R-2

R-2

C-1A

R-2

C-2

R-2

R-2

C-2

R-2

R-2

R-2

C-2

R-2

R-2

R-2

R-2

R-3

C-2

C-2

C-1A
R-2

R-2

R-2

R-2

R-2

C-2

R-2

R-2
R-2

R-2

R-2

R-2

C-2

R-2

C-2

R-2

R-2

R-2
R-2
R-2

R-2
R-2
R-2

R-2

R-2

R-2

C-2

R-2
R-2

R-

R-2
R-2

R-2

R-2

R-2
R-2

R-2

R-2

R-2

R-2
R-2
R-2

R-2
R-2

ROW

R-

R-2

R-2

R-2

R-2

R

R-2

C-2

R-2

R-2

R-2

R-2

C-1

R-2

R-2

R-2

R-

R-2
R-2

ROW

R-2 R-2

R-2

R-2

R-2

C-2

C-2

R-2

R-2

R-2

C-2

2

R-2

R-2

R-2

R-4

R-2

R-2

R-2

R-2

R-2

R-2

C-2

R-2 R-2

R-22

ROW

R-2

C-1A

R-2

R-2

R-2

R-2

C-2

R-3

R-2

R-2

R-2

C-1A

R-2

R-2

C-2

R-2

R-2

R-2

2
-2

R-2

C-2

R-2
R-2R-2

R-2

C-1A

R-2

R-2

R-2

R-2

R-2

R-2

R-2

R-2

R-3

R-2 R-2

R-2

R-2

C-2R-3

RR-4ROW

R-2

R-2

R-2

R-2
R-2

R-2

R-3
3

R-

R-2

R-2 R-2

R-2
R-2

R-2
R-2

R-2

R-3

C-2

W TULSA ST

W JEFFERSON ST

AL ST N
 H

O
LL

Y 
S

T

Rezone Development 
RZ 16-08 ´

0 0.085 0.170.0425 Miles

GENERAL AREA MAP

£¤412

¬«16

H
W

Y 
16

E HWY

KECK 

N
 H

IC
O

 S
T

S
 E

LM
 S

T

S
 L

IN
C

O
LN

 S
TS

 STATE
 LIN

E R
D

S
 C

A
R

L 
S

T

D
AW

N
 H

N
 L

IN
C

O
LN

 S
T

E MAIN ST

S
TE

P
H

E
N

TRL

S
 M

T 
O

LI
V

E
 S

T

N
 D

O
G

W
O

O
D

 S
T

N
 C

A
R

L 
S

T

S
 H

IC
O

 S
T

E TAHLEQUAH ST

COUNTRY LN

S

SILOAM SPRING

0 1.5 30.75 Miles

Subject Property

Siloam Springs 
Middle School



9/7/16 P.N. 03-00659-001, LS16-08 

1 

 
 

 
 

 
 

 
STAFF REPORT  

 
 
TO:    Planning Commission 
FROM: Ben Rhoads, AICP, Senior Planner 
Cc:   Don Clark, Community Services Director 
DATE:  August 8, 2016 
RE:    Lot Split Development Permit, LS16-08 
 
Recommendation:  Motion to approve LS16-08 (Lot Split Development Permit). 
 
Background: 
 
APPLICATION REVIEW DATES 
Planning Commission review:  September 13, 2016 
Board of Directors review:  Not Applicable 
 
APPLICANT AND AGENT 
Applicant/Owner:  John and Kay Vest 
Agent:  John Vest 
 
SUBJECT PROPERTY ADDRESS 
1314 Villa View 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=1CQGfMbtvBBbExP0jw2SEVv8cc7Y&usp=sharing 
 
PROJECT INTENT 
The applicant desires to split a 2.73 acre metes and bounds tract into two tracts; Tract 1 
consisting of 1.55 acres and Tract 2 consisting of 1.58 acres, more or less.   
 
 
 
 
 

https://drive.google.com/open?id=1CQGfMbtvBBbExP0jw2SEVv8cc7Y&usp=sharing
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EXISTING LAND USES AND ZONING 

EXISTING LAND USE EXISTING ZONING 
Single-family Residential (Tract 1)/ Vacant (Tract 2) R-2 (Residential, medium)  

SURROUNDING LAND USE SURROUNDING ZONING 
North: Single-family Residential North: R-2 (Residential, medium) 
South: Single-family Residential South: R-2 (Residential, medium) 
East: Vacant East: R-2 (Residential, medium) 
West: Single-family Residential West:  R-2 (Residential, medium) 

 
APPROVAL CRITERIA 
The following criteria are shown to indicate if this proposal meets the minimum criteria for 
approval: 
 

I. LOT STANDARDS CONSISTENCY  
The minimum R-2 zone standards are compared with the subject property’s tracts 
below. 

MINIMUM (R-2) ZONING REQUIREMENTS SUBJECT PROPERTY PROPOSAL 
Tract 1 Lot Area:  7,000 sq. ft. 67,518 sq. ft. or 1.55 acres 
Tract 1 Lot Width: 80 ft. 147.76 ft. 
Tract 2 Lot Area: 8,000 sq. ft. 68,825 sq. ft. or 1.58 acres 
Tract 2 Lot Width:  80 ft. 199.42 ft. 

Average Lot Size:  1.57 acres 
 

II. LAND USE CODE REQUIREMENTS 
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. 

 
STAFF DISCUSSION 
The applicant is requesting to split a 2.73 metes and bounds parcel into two tracts, Tract 1, the 
parent tract, at 1.55 acres and Tract 2, the child tract, at 1.58 acres, more or less.  Both tracts are 
zoned residential and are located on the southwest corner of W. Villa View Dr. and N. Dogwood 
St. Tract 1 is presently used as a single family residence, Tract 2 is vacant and contains a barn. 
Both proposed tracts meet the minimum standards of the R-2 zone district. It should be noted 
that the barn structure is allowed to exist independently from the main house due to a recent 
zoning Code change. The new Code states that an accessory structure, not intended for human 
occupancy, may exist on its own lot provided that the lot is at least one acre. Staff has been 
informed that the future use of Tract 2 will be for a new single-family residence. Access to Tract 
2 will be off of N. Dogwood St, there is already an existing driveway leading to the barn 
structure. No change in access is proposed for Tract 1. The proposed child tract is served by a 
water line, but not sewer. Tract 2 is large enough for its own septic field. If a septic field is 
designed, it will be reviewed by the County Health Dept. at the building permit review. 
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LEGAL NOTICE 
 Site posted:  August 2, 2016. 
 Newspaper legal notification:  August 28, 2016 (Herald-Leader). 
 Letter legal notification:  August 23-26, 2016.  
 Staff received one phone call of a questioning nature regarding the future utilities for the 

proposed lot. Staff relayed this caller to the appropriate staff person. No correspondence 
was received. 

 
Fiscal Impact: 
None  
 
Attachments: 

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





LS16‐08 ‐ Vest Bird’s Eye View‐ Looking West
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STAFF REPORT 

 
TO:    Planning Commission 
FROM: Ben Rhoads, AICP, Senior Planner 
Cc:   Don Clark, Community Services Director 
DATE:    September 7, 2016 
RE:    Significant Development Permit, SD16-09 
 
Recommendation:  Motion to approve SD16-09 (Significant Development Permit), subject to the 
following conditions:  
1.) The applicant must pay the street fee amount of $2624.88, prior to building permit issuance. 
2.) The applicant must provide tree landscaping in the interior island on the architectural plan set, 

prior to building permit issuance. 
3.) The applicant must file drainage easements via separate instrument, as directed by the City 

Engineer, prior to building permit issuance. 
 
Background: 
 
APPLICATION REVIEW DATES 
Planning Commission review:  September 13, 2016 
Board of Directors review:  October 4, 2016 
 
APPLICANT AND AGENT 
Applicant/Owner:  Krein Development, LLC 
Agent:  Civil Engineering Inc.—Ron Homeyer, PE 
 
SUBJECT PROPERTY ADDRESSES 
2200 E. Little John St., 2220 E. Sherwood St., and 2225 E. Sherwood St. 
 
PROJECT INTENT 
The applicant requests to construct an 80 unit, 81,450 sq. ft., 4 building apartment complex. 
 
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=1CQGfMbtvBBbExP0jw2SEVv8cc7Y&usp=sharing 

 
  

https://drive.google.com/open?id=1CQGfMbtvBBbExP0jw2SEVv8cc7Y&usp=sharing
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EXISTING LAND USES AND ZONING 

EXISTING LAND USE EXISTING ZONING 
Vacant Lots R-4 District (Residential, multi-family) 

PROPOSED LAND USE PROPOSED ZONING 
Apartment Complex No zoning change is proposed 

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

Vacant lots 
North: R-4 District/ 

Benton County – No Zoning 
South: Industrial – Webb Wheel/ 

Vacant lots 
South: R-4 District/ 

I-I (Industrial) 
East: Residential, two-family/ 

Vacant lots 
East:  R-3 (Residential, two-family) 

West: Residential, single-family/ 
Agricultural 

West: Benton County – No Zoning 

*Using all lots in the proposal. 
 
APPROVAL CRITERIA 
The following criteria are shown to indicate if this proposal meets the minimum criteria for approval: 
 

I. ZONING USE UNIT CONSISTENCY 
The subject proposal is consistent with the multiple-family uses associated with Use Unit 5,  
which is permitted in R-4 District.   

 
II. LOT STANDARDS CONSISTENCY  

The minimum R-4 zones standards are compared with the subject property’s tracts below. 
 

MINIMUM (R-4) ZONING 
REQUIREMENTS 

SUBJECT PROPERTY PROPOSAL 
(all lots are in the Nottingham Addition) 

Lot Area:  2,700 sq. ft./ dwelling unit  
(Lot 1)  1.23 acres*  

Lot 1:  1.26 acres 

(Lot 2)  2.47 acres* Lot 2:  2.52 acres 
(Lot 3)  1.23 acres* Lot 3:  1.27 acres 
Lot Width: 70 ft. Lot 1:  324 ft.  (approx.) 
 Lot 2:  323 ft.  (approx.) 
 Lot 3:  319 ft.  (approx.) 
Maximum Lot Coverage: 60% Lot 1:  47.60 %  
 Lot 2:  47.59 % 
 Lot 3:  46.29 % 
Maximum Floor to Area Ratio: 0.5 (50%) Lot 1:  38 % 
 Lot 2:  38 % 
 Lot 3:  36 % 
Maximum Density: 16 dwelling units/ acre. 
(Lot 1)  20.16** 

Lot 1:  20 

(Lot 2)  40.32** Lot 2:  40 
(Lot 3)  20.32** Lot 3:  20 

* Minimum lot area varies based off of requested dwelling units. 
** Maximum dwelling unit density varies based off of lot size. 
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III. PARKING STANDARDS CONSISTENCY 
According to Municipal Code Sec. 102-75(a)(2)(a), parking is calculated by the number of 
proposed dwelling units.  The formula is 2 spaces for every dwelling unit.  

 
USE REQUIRED 

PARKING 
EXISTING 
PARKING 

NET PROPOSED 
PARKING* 

PARKING 
SURPLUS/ 
DEFICIT 

Multi-family 
dwelling 

160 0 160** 0 

* Includes ADA accessible spaces 
** Includes total proposal for all buildings and parking lots.  

 
IV. COMPREHENSIVE PLAN CONSISTENCY 

The 2030 Land Use Map describes this area as industrial. The proposed use is not consistent 
with the 2030 Land Use Map, however the current zoning holds precedence over the 
Future Land Use Map. See explanation in the staff discussion section of this report. 

 
V. STAFF TECHNICAL REVIEW 

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

VI. LAND USE CODE REQUIREMENTS 
Staff received no information that:  
 the proposal interferes with the reasonable peace or enjoyment of the neighboring 

properties;  
 the property values will be substantially damaged; 
 the proposal is not adequately supported by infrastructure.  

 
STAFF DISCUSSION 
The applicant is requesting approval for the construction of four identical apartment buildings each 
20,585 square feet, and one slightly smaller apartment building at 19,695 square feet. Each building 
will house 20 dwelling units on two and a half stories; this would be approximately seven dwelling 
units per floor. The total proposal is for 80 new dwelling units. The developer is hoping to build this 
project in phases as funds and demand permits. The plans indicate that phase I will include Lot 3 (the 
southern-most lot), followed by phase II for Lot 1 (the northern-most lot), and concluding with phase II 
on Lot 2 (the central lot). Staff has not been presented with the timing of each phase, but it is 
anticipated these will occur over three to five years. The proposal is occurring on three out lots of the 
Nottingham Addition, located on N. Country Club Rd., north of the Webb Wheel factory. The lots were 
rezoned in 2015 from I-1 to R-4 with the understanding that multi-family would be proposed on the lots 
at a later time. At the rezoning staff determined that the highest and best use of the land was a high 
density residential rather than industrial. Since this rezoning was a departure from the recommendation 
of the future land use map, staff included the 2015 rezoning staff report (attachment No. 1) for a more 
detailed explanation on staff’s recommendation for approval to rezone the subject property to R-4. 
 
The proposal is maximizing the highest density that these lots may allow, this is evidenced in three 
residential density controls built within the R-4 zoning Code. These are lot surface maximums per 
dwelling unit, floor-to-area ratio, and a density maximum of 16 units per acre. Staff reviewed each of 
these and determined that the proposal meets or is slightly less than the maximum density requirements. 
See the chart under the lot standards consistency section (pg. 2) of this report for the findings in each  
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density control category. 
 
Traffic is projected to increase based off of the proposal, however street fees, which accounted for the 
development of the subject property lots, were paid by the original developer of the Nottingham 
Addition. Upon further review of the original fee calculations, engineering staff determined that the fee 
collected does not cover the anticipated traffic impact on N. Country Club Rd. due to the zoning change 
to R-4. Therefore, staff is requesting that the developer pay an additional $2624.88 to cover this 
increased impact. Staff confirmed that N. Country Club Rd. is currently designed to handle the 
anticipated future traffic impact. Fire Dept. staff looked at the landscaped islands proposed at the 
entrance of the parking lots and determined that their placement will not overtly impede fire apparatus 
from reaching the upper stories of the proposed structures. 
 
Due to a Code violation with respects to §102-77(4)(c) of the City Code, relating to the interior drive 
and parking lane setbacks, the applicant redesigned the layout of the parking areas so that no parking 
lot has more than 40 spaces. This was done to avoid a variance on the proposal, which was withdrawn 
by the applicant on August 30th. The new design does not require any variances from the Code. Staff 
has no concerns with the proposed parking as future residents will not arrive or depart at the same time, 
so there are no anticipated vehicular stacking impacts on the abutting City streets. 
 
Drainage is handled by two proposed detention basins shown to the east side of Lots 1 and 2. The 
basins will ensure that post development storm water runoff will not exceed the current rate of storm 
water runoff on the subject property. These basins meet the standards of the Siloam Springs Drainage 
Manual. Furthermore, staff has reviewed the drainage report and has approved it as compliant with the 
drainage manual. The existing Nottingham Addition detention basin, adjacent to Lot 1 to the east, is not 
detrimentally impacted by the proposal. A drainage easement is required; this will be filed via separate 
instrument and is added as a staff suggested condition. The site has sufficient water and sewer capacity 
to handle the anticipated demand. A sewer lift station, existing adjacent to Lot 1, was reviewed and it 
was determined that it appears to handle the anticipated additional load, however should additional 
capacity be needed, its pumps can be upgraded at the property owner’s expense. Water and sewer 
service lines are proposed to each lot.  
 
In terms of building design, staff attached a site elevation of the proposed structures. As mentioned, 
they are primarily classified as two and a half stories, with a central pop-out/dormer structure in the 
middle of the façade. The roofs are hip styled, which blends in with the residential structures to the east 
of the proposal. The structures are also pyramided in design, so the highest points are in the center, with 
lower (one story high) portions on the building periphery. This technique aids in lowering the visual 
impact of the mass of the structures, so they do not appear to be a three story high apartment building 
one would see in a downtown setting. The building materials are a mixture of siding and brick. 
 
Sidewalks are included along all applicable public streets and are shown to connect to the interiors of 
each lot leading to each proposed building. Staff added a condition that the landscaping be added to the 
final architectural plan set. Typically this has not been provided on the civil design sets because the 
engineer is not given information on the final parking lighting plan until after Planning Commission 
review. The engineer wishes to avoid indicating a location of a parking lot island tree if that island will 
have a parking lot light.  
 
Finally, as noted below in the legal notice section of this report, staff received five calls from neighbors 
on August 19th, 22nd, 24th, 31st and September 2nd in general opposition to the request. Staff received 
one office visit of a questioning nature on September 7th. The callers generally inquired on the R-4  
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zoning of the property, approved by the Board of Directors in 2015. The rezoning meeting minutes 
from the Planning Commission and the Board of Directors are attached. The City has not received a 
completed apartment complex project for approximately 16 years, the last known complex of this scale 
was the Spring Valley Apartments located on Hwy. 412 East. The community is in need of multi-
family housing and this project will add to the housing options for those unable to lease a single-family 
detached or attached duplex residence, or for those desiring zero lot upkeep, etc. The future land use 
map shows this area as industrial, which would likely yield a greater quality of life impact on the 
surrounding neighborhood than high density residential uses. The I-1 zone (the former zone before the 
land was rezoned to R-4) allows for manufacturing and warehousing and also allows for adult 
businesses and sex-oriented businesses. The developer made efforts in the building design to blend the 
units into the area, keeping the overall height below the mandated height limit. In closing, staff is 
recommending approval because the proposal meets all applicable City Codes for a development in the 
R-4 zone. The present review is a matter of enforcing the Code provisions of that zone and related City 
regulatory codes (see the approval criteria section on pg. 2 of this report). Furthermore, staff has not 
been presented with evidence that the proposal will substantially damage surrounding property values 
beyond what is typical for properties in the vicinity of the R-4 zone. 
 
LEGAL NOTICE 
 Site posted:  August 01, 2016. 
 Newspaper legal notification:  August 21, 2016 (Herald-Leader). 
 Letter legal notification:  August 18-21, 2016, a final letter mailed on August 25th. 
 Staff received five phone calls and one office visit of a questioning and concerned nature. The 

callers were in opposition to the proposal on the grounds of traffic and safety, drainage and 
anticipated crime increase. Staff addressed the callers’ questions on these points. See staff 
discussion for more information. Staff received three letters on the request. These letters are 
attached. 

 
Fiscal Impact: 
Street fees in the amount of $2,624.88 are applicable for this request. 
 
Attachments: 

2015 Zoning Staff Report 
2015 Planning Commission and Board Meeting Minutes 
Site Specific Proposal  
Bird’s Eye View  
Plan Aerial Overlay 
Elevation Drawing 
Citizen Letters 
General Area Map 
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STAFF REPORT MEMORANDUM 

 
TO:   PLANNING COMMISSION 
FROM: BEN L. RHOADS, AICP, SENIOR PLANNER 
DATE: APRIL 9, 2015 
PLANNING COMMISSION REVIEW:  MAY 12, 2015 
BOARD OF DIRECTORS REVIEW:  JUNE 2, 2015 
RE:   RZ15-10 REZONING DEVELOPMENT PERMIT  
APPLICANT/OWNER:  CAP REO 1, LLC  
AGENT:  CAP REO 1, LLC – JOHN SCHMELZLE 
 
SUBJECT PROPERTY ADDRESS 
2220 BLOCK OF E. SHERWOOD ST. AND E. LITTLE JOHN ST. 
 
INTERNET MAP INFORMATION 
Planning staff has created a map on Google Maps ©2015.   

 
http://goo.gl/mzK6mq 

PROJECT INTENT 
The applicant desires to rezone Lots 1-3 of the Nottingham Subdivision, the total consisting of 5.05 
acres, from I-2 District (Light industrial) to R-4 District (Residential, multi-family). 
 

EXISTING LAND USE  EXISTING ZONING  
Vacant  I-2 District (Light industrial)  
SURROUNDING LAND USE SURROUNDING ZONING 
North: Residential, single-family North: Benton County - No zoning 
South: Industrial - Webb Wheel South: I-1 District (Industrial) 
East: Residential, two-family / Vacant  East: R-3 District (Residential, two-family) 
West: Residential, single-family / Agricultural West:  Benton County - No zoning 

 
ZONING USE UNIT CONSISTENCY 
Multi-family residential use falls within Use Unit 5.  Use Unit 5 is permitted in the proposed R-4 District.   
  

http://goo.gl/mzK6mq
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LOT STANDARDS CONSISTENCY  
The minimum R-4 zones standards are compared with the subject property’s tracts below. 
 

MINIMUM (R-4) ZONING REQUIREMENTS SUBJECT PROPERTY PROPOSAL (Approximate) 
Lot Area: 6,000 sq. ft.  Nottingham Add.  Lot 1: 1.26 acres 
 Nottingham Add.  Lot 2: 2.52 acres 
 Nottingham Add.  Lot 3: 1.27 acres 
Lot Width: 60 ft. Nottingham Add.  Lot 1: 180 ft.  
 Nottingham Add.  Lot 2: 360 ft.  
 Nottingham Add.  Lot 3: 180 ft. 
Maximum Lot Coverage: 50 % Nottingham Add.  Lot 1: N/A  
 Nottingham Add.  Lot 2: N/A 
 Nottingham Add.  Lot 3: N/A 
Maximum Floor to Area Ratio: 0.50 (50%) Nottingham Add.  Lot 1: N/A  
 Nottingham Add.  Lot 2: N/A 
 Nottingham Add.  Lot 3: N/A 

 
STAFF DISCUSSION 
The applicant requests rezoning Lots 1-3 of the Nottingham Addition from I-2 to R-4.  The purpose of the 
rezone is to allow for greater residential density for the vacant lots in front of the addition.  The location 
of this area is directly north of Webb Wheel on N. Country Club Rd. The area is primarily described as a 
developing industrial area, with a transition to single-family residential uses to the north. The subject 
property lots are less than three acres, which is generally considered ill-suited for larger industrial users, 
and would be appropriate for small scale operations or warehousing. Given this limitation, the applicant 
is presently requesting that these lots be rezoned to high density residential in order to better facilitate 
future development. The applicant has no plans at this time to develop the property, but is speculating 
that the rezoning will increase the property value. There is a market need for multi-family development 
in the community.  
 
The future land use map indicates this area as industrial, however, when the Nottingham Addition was 
proposed, staff advocated that these lots be kept as residential. Nonetheless, the original developer of 
the Nottingham Addition requested that the subject property be industrial, and so the I-2 zoning was 
applied. This is due to the size of the lots and their positioning in front of established two-family 
housing.  Residents would prefer to be in an area of like uses, with less of an impact on their general 
quality of life.  In summary, staff is supportive of the present request due to the unique circumstances of 
the location and surrounding uses around the subject property. 
 
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:  April 2, 2015. 
 Newspaper legal notification: April 25, 2015 (Herald-Leader). 
 Letter legal notification: April 21-24, 2015. 
 Staff received no phone calls or correspondence on the request. 
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COMPREHENSIVE PLAN CONSISTENCY 
The 2030 Land Use Map describes this area as industrial.  Given the unique circumstances of the lots in 
question, staff believes the rezoning request is consistent with the overall intent of the plan.  It should 
be noted that the future land use map is intended as a general guide to land use decisions, but is one of 
many tools one would use to make an informed decision regarding land use. 
 
STAFF RECOMMENDATION 
Staff recommends approval of RZ15-10 (Rezone Development Permit). 
 
ATTACHMENTS 
1. Site Specific Proposal.  
2. General Area Map. 
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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  
WITHOUT WRITTEN APPROVAL OF ENGINEER.
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S.F. - SQUARE FEET

G.P.M. - GALLONS PER MINUTE

F.H.A. - FIRE HYDRANT ASSEMBLY

R.O.W. - RIGHT OF WAY

EX - EXISTING

R - RADIUS

T-RIM - TOP OF RIM

I.E. - INVERT ELEVATION

FL - FLOW LINE

D.E. - DRAINAGE EASEMENT

B.L. - BUILDING LINE

U.E. - UTILITY EASEMENT

P.O.C. - POINT OF COMMENCEMENT

P.O.B. - POINT OF BEGINNING

DEFINITIONS:

Per Book 2007, Page 156.
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SURVEY PROVIDED BY:

JAMES SURVEYING

(479) 736-8416

Gentry, AR 72734

PO Box 617

TOTAL HANDICAP PARKING REQUIRED

- 2 SPACES 

- 2 SPACES

TOTAL PARKING REQUIRED

- 40 SPACES

TOTAL HANDICAP PARKING PROVIDED

TOTAL PARKING PROVIDED (INCLUDING H/C)
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- 4 SPACES 
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TOTAL PARKING REQUIRED

- 80 SPACES

TOTAL HANDICAP PARKING PROVIDED

TOTAL PARKING PROVIDED (INCLUDING H/C)
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TOTAL HANDICAP PARKING REQUIRED

- 2 SPACES 

- 2 SPACES

TOTAL PARKING REQUIRED

- 40 SPACES

TOTAL HANDICAP PARKING PROVIDED

TOTAL PARKING PROVIDED (INCLUDING H/C)

- 40 SPACES 

2 SPACES PER UNIT - 20 UNITS

PARKING REQUIRED - 

MULTI-FAMILY

PROPOSED BUILDING USE: 

LOT #1 PARKING SPACES ANALYSIS: 

2 SPACES PER UNIT - 40 UNITS

PARKING REQUIRED - 

MULTI-FAMILY

PROPOSED BUILDING USE: 

LOT #2 PARKING SPACES ANALYSIS: 

2 SPACES PER UNIT - 20 UNITS

PARKING REQUIRED - 

MULTI-FAMILY

PROPOSED BUILDING USE: 

LOT #3 PARKING SPACES ANALYSIS: 

August 1, 2016

by the City of Siloam Springs Planning Commission.

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

Chairman

by the City of Siloam Springs Board of Directors.

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

City Clerk

SILOAM SPRINGS, AR 72761
2220 E LITTLE JOHN
2220 E SHERWOOD
2225 E SHERWOOD

SITE INFORMATION:

CURRENT ZONING:

PROJECT ADDRESS:

OWNER:

DEVELOPER:
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GENTRY, AR 72734-0999
PO BOX 999
KREIN DEVELOPMENT, LLC
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PARCEL NUMBERS: 03-05873-000        
APPROXIMATE AREA: 5.05 ACRES

(479) 443-3641
GENTRY, AR 72734-0999
PO BOX 999
KREIN DEVELOPMENT, LLC
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LEGEND

EXISTING INTERMEDIATE CONTOUR (1')

EXISTING INDEX CONTOUR (5')

PROPOSED INDEX CONTOUR (5')

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
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SCALE:  1" = 40'

PROPOSED LIGHT DUTY ASPHALT PAVING

PROPOSED PARKING LOT LIGHTING

PROPOSED BUILDING

PROPOSED TREE

EXISTING TREE

PROPOSED CONCRETE SIDEWALK 
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PROPOSED CONCRETE DUMPSTER PAD

PROPOSED BREAKLINE

PROPOSED FENCE LINE
N.T.S.

PAVEMENT SECTION

TYPICAL PARKING LOT

2" HMAC SURFACE COARSE

8" AGGREGATE BASE

MIN. CBR-10
(8" MIN.)

COMPACTED SUBGRADE

A   ASPHALT PAVEMENT

FOUND IRON PIN

224.00

2
6
.0

0

B   CONCRETE PAVEMENT

N.T.S.

PAVEMENT SECTION

TYPICAL CONCRETE

Min. CBR-10
(8" min.)

Compacted Subgrade

6" Concrete

3" Aggregate Base

% INTERIOR GREENSPACE ACTUAL - 6.45%

% INTERIOR GREENSPACE REQUIRED - 5.0% MIN

GROSS PARKING AREA - 13,053 SF

INTERIOR GREENSPACE - 842 SF

GREENSPACE INTERIOR TO PARKING:

ACTUAL GREENSPACE - 53.17%

GREENSPACE REQUIRED - 40% MIN

LOT AREA - 55,423 SF

TOTAL GREEN SPACE - 29,770 SF

GREENSPACE

ACTUAL LOT COVERAGE - 46.29%

LOT COVERAGE ALLOWED - 60% MAX

LOT AREA - 55,423 SF

IMPERVIOUS AREA - 25,653 SF

MAX. LOT COVERAGE:

ACTUAL FAR RATIO - 0.36

FAR RATIO ALLOWED - 0.50 MAX

LOT AREA - 55,423 SF

BUILDING AREA - 19,695 SF

FLOOR TO AREA RATIO (FAR):

MULTI-FAMILY 

PROPOSED BUILDING USE:

% INTERIOR GREENSPACE ACTUAL - 6.42%

% INTERIOR GREENSPACE REQUIRED - 5.0% MIN

GROSS PARKING AREA - 13,041 SF

INTERIOR GREENSPACE - 837 SF

GREENSPACE INTERIOR TO PARKING:

ACTUAL GREENSPACE - 52.40%

GREENSPACE REQUIRED - 40% MIN

LOT AREA - 54,883 SF

TOTAL GREEN SPACE - 28,761 SF

GREENSPACE

ACTUAL LOT COVERAGE - 47.60%

LOT COVERAGE ALLOWED - 60% MAX

LOT AREA - 54,883 SF

IMPERVIOUS AREA - 26,122 SF

MAX. LOT COVERAGE:

ACTUAL FAR RATIO - 0.38

FAR RATIO ALLOWED - 0.50 MAX

LOT AREA - 54,883 SF

BUILDING AREA - 20,585 SF
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MULTI-FAMILY 

PROPOSED BUILDING USE:
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ACTUAL LOT COVERAGE - 47.59%

LOT COVERAGE ALLOWED - 60% MAX

LOT AREA - 109,754 SF
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ACTUAL FAR RATIO - 0.38

FAR RATIO ALLOWED - 0.50 MAX

LOT AREA - 109,754 SF

BUILDING AREA - 41,170 SF
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PROPOSED BUILDING USE:

EXCEED 35' IN HEIGHT

NO BUILDING SHALL 

FOR LANDSCAPING DETAILS

SEE ARCHITECTURAL PLANS 

FULL "CUT-OFF" LIGHT FIXTURES

ALL OUTDOOR LIGHTING SHALL BE 

6' TALL BLOCK AND/OR MASONRY FENCING

DUMPSTER PADS SHALL BE SCREENED WITH

FOR MULTIPLE METER DETAILS)

(SEE SHEET SS-WATR 01 

METERED WATER AND ELECTRIC SERVICE 

EACH UNIT SHALL HAVE AN INDIVIDUALLY 

PHASE III - LOT #2

PHASE II -  LOT #1

PHASE I - LOT #3

NOTE:
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ALONG NORTH AND EAST SIDES OF PROJECT

INSTALL 6' TALL OPAQUE FENCING "OR EQUIVALENT"

INSTALL 6" SANITARY SEWER SERVICE 

METER SET ON DETAIL SHEET SS-WATR 01 

INSTALL 20 WATER SERVICES PER MULTIPLE 

INSTALL FULL CUT OFF PARKING LIGHTING

INSTALL SIGN - "FIRE LANE - NO PARKING"

TEXT THAT READS "FIRE LANE - NO PARKING"

PAINT FACE OF CURB RED. STENCIL 4" WHITE
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FOR BUILDING DIMENSIONS

SEE ARCHITECTUAL PLANS 

NOTE:

LEGEND

EXISTING INTERMEDIATE CONTOUR (1')

EXISTING INDEX CONTOUR (5')

PROPOSED INDEX CONTOUR (5')

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 CONCRETE PAVING

PROPOSED LIGHT DUTY ASPHALT PAVING

PROPOSED PARKING LOT LIGHTING

PROPOSED BUILDING

SET IRON PIN

STREET/DRIVE OPEN CUT

PROPOSED TREE

EXISTING TREE

PROPOSED CONCRETE SIDEWALK 
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