Massard Creek PZD
4401 Massard Road
February 14, 2014

Owner:;

Cliff Cabaness
Trinity Multi-Family
6515 Zero Street
Fort Smith, AR 729803

Representative:
Tim A. Risley and Associates
#1 CON/ARC Place
6101 Phoenix Ave
Fort Smith, AR 72903



Summary:

A. The objective of the PZD rezoning is to achieve a higher and better utilization of
the west side of the 42 acre tract adjoining Massard Road. With the improved
traffic capacity of Massard and the continued growth on the east-side of the city,
this property offers an attractive location for professional, medical and other
services discipline as well as light neighborhood retail functions which benefit
from visibility, ease of access and convenience.

B. The property is currently owned by Cliff Cabaness- PO Box 11655, Fort Smith,
AR 72817. Cliff is the CEO of Trinity Multifamily here in Fort Smith and afthough
he develops apartments, he does not intend to do so on this property, and
instead, only wishes to rezone it to a PZD {o give the property a higher use for
potential buyers.

C. +The owner wishes to build a single family residerice on the rear portion but has
no interest in the development effort of the front 15-16 acres. He prefers to sell to
a developer of his choice, subject to the PZD controls and constraints,

The office and light retail uses identified for the PZD provide a well buffered
transition between the residentiali areas to the north and east. It is the PZD’s
intent to restrict or control those uses that are not in keeping with the “peace and
tranquility” needs of the adjacent residential as well as enhance the conventional
C-2 standards where deemed effective and reasonabie.

The proposed PZD will meet or exceed the design requirements and
development standards set forth in the United Development Ordinance, chapters
27-200, 27-500, 27-600 and 27-700 for light commercial zoning.

A pre-application conference was held on February 7", 2014 at the City Planning
Department offices. In attendance were Tim A. Risley, architect and owner's
agent, with Wally Bailey, Brenda Andrews, Maggie Rice and Don Chavez. The
application fee of $350.00 has been paid. The current zoning is Residential
(RSD-2) and the owner is requesting the zoning change in order to sell for
redevelopment of office and light commercial uses. The over-all property consists
of +41 acres. We propose only to re-zone approximately £15 acres with the
highest visibility to Massard Road. The north 2.8 acre section wilt be restricted to
transitional office only uses restricted to those uses only later identified. The
remaining 12.5 acres of the PZD will also be restricted to transitional office uses
{later identified). The owner infends to construct his personal residence on the
remaining +26 acres behind the commercial development with a private drive off
Massard Road at the west and a gated, private driveway connection to
Meandering Way to the east. Two approx. % acre sections at Massard Road
currently are owned by the Fort Smith Regional Airport and will remain in their
possession with no construction.



We believe that a better and higher use for this property is light, neighborhood
commercial, office and retail uses. Massard is a major thoroughfare and will
support commercial buildings that can be utilized by the citizens that use this
street on a daily basis. The owner infends to live on this property, adjacent o the
new development and he cerfainly has many of the same concerns as the
adjacent property owners have regarding drainage, noise, light and density. The
approved uses and the possible conditional uses (subject to planning
commission review and approval) are specHically listed herein they are based on
the City’'s C-2 zone. The following uses will not be permitted:
e  No residential or retail functions in the north 2.8 acres
s Inthe south £12.5 acres the following will be excluded:

o Multi-Family
Super market
Hospitais
Mental Hospitals
Group homes
Boarding houses
Carnivals and circuses
Communication towers-T.V. radio, cell or micro (Fort Smith Airport
Height restriction.)
Utility substations
Golf courses
Recycling Center
Convenience stores are restricted to southern portion of Massard
frontage. (See map)
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D. General Scope:

1. No street or lot designations at this time.

2. See site plan attached.

3. Buffers, screening and landscaping:
Existing 20’ to 30’ slope easement at Massard which in concert with right-of-
way area will provide a generous green buffer to the street and walk. Said
buffer to be planted per U.D.O with red maples at 50’ o.c. and 10 shrubs.
Shrubs to be grouped and clustered around stone boulders at a ratio of fwo
per 30 of frontage. A continuous 36" tall hedge, masonry or landscape block
screen will be required at the edge of parking areas with cars facing Massard.
At the north end and northeast corner of the property adjacent to the
residential attached and detached, the PZD will provide for a 6’ opaque fence
and a 40’ treed buffer (sketch of same is attached). Said buffer will be a
combination of pines and maples with Holly and Crepe Myrties below. An
opaque screen will be required along the east property line per the U.D.O. All
other landscape features related to future streets, parking and building to be
in accordance with U.D.O for C-2.



Storm drainage and retention will be determined in accordance with city
standards. Options have been previously discussed.

Not known at this time.... Treed buffer, required setbacks and undeveloped
landscaped areas will be provided.

Existing and Proposed Utilities: Power and gas are located along Massard.
Sewer and water will be per Mickle Wagner Coleman’s attachment. Actual
drawing of water and sewer distribution will be determined in final plat with
city engineer.

7. Development and Architeciural Standards:

The development standards for parking, loading and streets will comply with
the U.D.O.

Al dumpsters will be screened with split face, painted C.M.U with opague
wood or metal gates.

Landscape materials and types will meet the requirements of the U.D.O.
Architectural Standards: All buildings in the PZD shall meet the transitional
and commercial standards of the U.D.O with the following upgraded
enhancements:

100% of the exterior facades to be of high quality materials. Standard facs,
unfinished or painted C.M.U facades are prohibited. Spiit-face, honed,
polished or glazed C.M.U materials are permitted.

Industrial style prefabricated vertical rib or corrugated steel panels with
exposed fasteners are prohibited. Smooth face horizontal or vertical metal
panels with concealed fasteners are permitted. (See aftached material
photos for samples of same.)

Wood and steel siding is permitted; Vinyl and plywood/pressboard siding is
prohibited.

Facade elevations regarding massing elements to meet U.D.O.

Signage for the PZD will be per city ordinance in general but customized to
prohibit highway type billboards; pylon signs of any size in excess of 20’ tall:
flashing or blinking electronic signage of any type or size. Ground mounted
monument signs either backlighted or flooded are encouraged. On-building
signage to be per ordinance. Lighted signage, canopies or building lighting
shall be controlled o avoid spillage onto surrounding properties, Massard
frontage excluded. Note: Signage for the offices only portion (2.8 acres) is
restricted to ground mounted monument sign only.

Phasing and timeframe are unknown at this time.

Land use designations: The +2.8 acres at the north end will accommodate the
following uses:

Permitted Transitional/Office Uses:
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Automatic Teller Machine

Bank, Credit Union, or savings institution (No drive-thru)
Credit and finance establishment

Insurance Office

Investment Banking, securities, and brokerages
Abstract Services

Accounting, tax, bookkeeping, payrolt
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Advertising and Media services

Architectural/Engineering

Consulting Services

Graphic, industrial, interior design

Legal Services

Offices, Corporate

Offices, General

Property Management Services (Office only)

Real Estate Agency

Travel Arrangement and reservation services

Business Support services

Collection agency

Facilities support services

Office and administration services

Doctor Gifice and Clinic

Contractor’s office
Office structures in the 2.8 acres shall meet the height, bulk, setbacks,
intensity, area regulation of the over-all PZB but must utilize pitched
Isloping roof forms with all exterior HVAC/mechanical equipment on
grade.

The permitted uses for the remaining 12.5 acres of the PZD are as follows:
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Assisted Living

Retirement Housing

Bed and Breakfast Inn

Clothing and Personal items (Repair)
Electronics and Appliances (New)

Furniture and Home Furnishings (New)
Hardware Store (Neighborhood)

Locksmith

Bookstore

Bridal Shop

Sewing Machine Store

Cameras, photographic supplies and services
Clothing, jewelry, luggage and shoe accessories
Computer and software shop

Gift shop

Sporting goods, toys and musical instruments
Beer, Wine and Liguor {Without drive-thru)
Thrift Store

Antigue Shop

Art dealers, art studio, galleries and supplies
Arts and crafts shop

Florist shop
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Hobby shop

Tobacco Shop

Bakery and confectionary shop

Farmer’s market

Fruit and vegetable store

Neighborhood store

Cosmetics, beauty supplies and perfume stores
Medical appliance services

Optical shop

Pharmacy or drug store

Auto Insurance claims office

Automatic Teller Machine

Bank, Credit Union, or Savings Institution
Fund, trust, or other financial establishment
Insurance office

Investment banking , securities, and brokerages
Consumer Rental Center

Video, music, software

Abstract Services

Accounting, tax, bookkeeping, payroli
Advertising and media services
Architectural, engineering

Consulting services

Graphic, industrial and interior design
Legal services

Offices, corporate

Offices, General

Property management services (office only)
Real estate agency

Travel arrangement and reservation services
Business support services

Collection agency

Facilities support services

Business support services

Catering service

Restaurant

Barber shop/salon/spa/massage services
Laundry and cleaning facilities (self service)
Laundry, Cleaner

Laundry, Cleaner (drop-off station)
Photocopy Shop

Photography studio

Print shop

Tailor shop
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Tanning salons

Shoe repair shop

Weight loss centers

Animat and pet services (indoor)
Veterinary clinic (no outdoor kennels)
Parking lot (off site)

Amusement Center (indoor)
Fitness studio

Government office

Emergency Response Station

Fire and rescue station

Police substation (no incarceration)
Doctor Office and Clinic

Hospice residential care facility
Child and youth services

Wedding chapel

Menument Sales

Contractor's Office

PZD Conditional Uses: (Require planning commission approval)
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Auto Detailing Service

Auto paris and accessories

Auto glass, muffler, and seat cover shop
Car wash (Self Service)

Lawn and garden supplies

Bicycle sales and service
Convenience Store (with gasoline)

Bar or tavern

Restaurant {(with drive-through service)
Restaurant (with outdoor dining)

Pet Cemetery

Pet shop

Pet supply store

Courier or messenger services

Mail services

Data processing facility

Museum

Country club

Bowling Alley

Community recreation Center

Health club

Pool hall

Swimming pool

Park or playground (public and nonpublic)
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The following specific PZD restrictions apply:

College, University or seminary
Fine art and performance education
Library or public art complex
Nursery school

Preschool

Primary or secondary school
School, business or professional
Convention center

Police station

Diagnostic laboratory testing facility
Mursing home

Substance abuse treatment facility
Day care center

Senior citizen center

Church, synagogue, temple or mosque
Rectory, convent, monastery (accessory use)

Cemetery, mausoleum, crematorium, funeral home, and mortuary

Lodge or fraternal organization

1. A convenience store (with gasoline sales) is permitted only on the Massard
frontage on the central and southern portions of the site. A convenience store
is subject to screening their sides and rear from adjacent uses; must comply
with signage, site lighting and light spillage controls stated herein; must meet
the landscaping requirement along Massard and may not utilize any outside

G. Area and Bultk Regulation. (Entire PZD- proposed)

speaker/sound systems. See PZD map.
. Northeast comer of the PZD that is approximate to lot 20 of Wellington Place

Is a permitted retail/office function but must utilize a pitched /sloped roof form
with all exterior HVAC/mechanical equipment on grade. Furthermore, the
building must occupy the northern portion of the lot with parking and
dumpsters to the south to further screen same from the residential area.

See PZD map.

Min. lot Min. lot Max Lot Minimum Max Height

Size/Max Width Coverage Street

Bldg. (s.f.) Frontage

42,00010t/30,000bidg 150ft 0% 50 feet 3bfeet

Setbacks (feet)

Front Sethack Side Setback Street Side Setback Rear Setback

25 feet 10 feet 16 feet (30" if adjoining
Residential)

1. Building separation shall be determined by the current ¢ity building and fire code.
2. Minimum parcelfiot size
a. New district {by classification): Forty two thousand (42,000) square feet.



3. Maximum individual building square footage on a single lot: Thirty thousand
{30,000) square feet,
4. Required street access: Major collector or higher

Area and Bulk Regulations (Existing RSD-2) for comparison

Density/ Mint. Lot Max Lot Minimum Max Height
Min. Lot Size Width at Coverage Street
(s.f) Bldg. Linz Frontage
4 dwellings/acre 75 feet 50% 50 Feet 35 Feet (see
10,500s.1. 27-404{D))
Setbacks
Front Side Sireet Side Rear
Corner Setback
30 Fest 7.5 Fesat 30 Feet 10 Feet

1. Minimum building separation shall be ten (10) feet. (Ord. No. 16-12, 2, 2-21-12)

Comment; Coverage of structure is a bit higher in the PZD but height and setbacks
are similar.

I. A comparison chart from a light commercial office PZD to RSD-2 exclusively
residential yields no great surprises. Aithough all residential functions are permitted in
C-2 they have purpossly been removed from the PZD.

J. PZD Features vs. U.D.C

PzD Uu.n.o

1. 40 treed buffer at north end with opague fence only
6’ opaque fence

2. Roof form/pitched structures at north Not required

2.8 acres and northeast corner near
Wellington Place

3. Enhanced landscape and boulders 10 wide strip with trees
at Massard £25°-30" green space at 50’ and 1 shrub at 10’
4. Additional convenience store restrictions in
Area, noise and screening Neone
5. Dumpster screens in split block —painted Wood, Metal Panels
Or shrubs

6. 100% quality materials at ail exterior
facades with CMU and metal 51%
panel restrictions



7. Signage:
- No Pole signs above 20'

- No billboard signs

- No blinking/flash signs exceeds

- No spillage from flood lighting city ordinance
Monument signs encouraged

- Building signage per ordinance

- Ground mounted monument type signs only at north 2.8 acres

The Massard Creek PZD - Will be an attractive improvement to the Massard
Corridor. The PZD makes a substantial effort to buffer the adjoining residential
both visually and for sound. All traffic is to Massard.

Traffic study by Mickle Wagner Coleman is attached. Said study is based in a
reasonable office/retail mix and intensity which resuits in a 22% increase in traffic
and only 13% of road capacity.

Utility recap from Mickle Wagner Goleman is attached projecting expense and
scope of final plat water and sewer improvements.
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PLANNED ZONING DITRICT
CERTIFICATION STATEMENT

I, Cliff Cabaness, property owner of Massard Creek, atso known as 4401 Massard Road, do
hereby certify that the Project Booklet for a Planned Zoning District complies with the City of
Fort Smith's Planned Zoning District regulations as defined in Section 27-341 of the For{ Smith

Unified Development Ordinance.

I hereby agree to the terms and conditions within the Project Booklet, and | therefore request

the City of Fort Smith to approve the rezoning.

Signature \

Date



MASSARD CREEK




BASIS OF DESIGN
Office Park at Massard Creek
December 19th, 2013
TRAFFIC

GENERAL
The proposed Office Park at Massard Creek (as seen in Image 1) is the subdivision and
development of a 41-acre (approx.) tract of land on the east side of Massard Road near
the intersection with Louisville Street. The tract is anticipated to be divided into a 15-acre
(approx) office and retail park consisting of nine (9) buildings, and a 26-acre {approx),
single family residential lot.

e T
‘1 CAR
) \'.- i T

Image 2: Aerial View of Project Location



Basis of Design

Office Park at Massard Creek
Fraffic Impact Statement
Page 2 of 4

REFERENCES
. Trip Generation, 7th Edition, Institute of Transportation Engineers (2003)
2. 2012 Traffic Count Map, Fort Smith, Sebastian County, Arkansas Highway
and Transportation Department (2012)
3. Fundamentals of Traffic Engineering, Homburger, Kelf and Perkins (1992)

TRAFFIC COUNTS -
Per Reference 1, the following calculations were made:

Undeveloped Property - Current Use

Average Dally Traffic (Contributing)

ADT =0 VED
Peak Hour Traffic (Contributing)
PH (AM/PM) =0 VPH

General Office - Future Use

Given: 52,500 square-foot General Office Building (1/2 Development)
Average Daily Traffic (Contributing)

ADT(weekday) = (11.01 ADT/1000 sq-f1)*(52,600 sq-ft)
=579 VPD (weekday average)

ADT(Saturday) = (2.37 ADT/1000 sq-ft)*(52,600 sq-ft)
= 125 VPD (Saturday average)

ADT(Sunday) = (0.98 ADT/1000 sq-ft)*(52,600 sq-ft)

= 52 VPD (Sunday average)
Peak Hour Traffic (Contributing)

PH (AM) = (1.55 VPH /1000 sq-ft)*(52,600 sq-ft)
=82 VPH
PH (PM) = (1.49 VPH /1000 sq-f)*(52,600 sq-ft)

=79 VPH



Basis of Design

Office Park at Massard Creek
Traffic Impact Statement
Page 3 of 4

Retail - Future Use

Given: 52,600 square-foot Specialty Retail Center (1/2 Development)
Average Daily Traffic (Contributing)

ADT(weekday) = (44.32 ADT/1000 sq-ft)*(52,500 sq-ft)
= 2327 VPD (weekday average)

ADT(Saturday) = (42.04 ADT/1000 sq-ft)*(52,500 sq-ft)
= 2208 VPD (Saturday average)

ADT(Sunday) = (20,43 ADT/1000 sg-1)*(52,500 sg-ft)

= 1073 VPD (Sunday average)
Peak Hour Traffic (Contributing)

PH (AM) = (6.84 VPH /1000 sq-ft)* (52,500 sq-ft)
=360 VPH

PH (PM) = (5.02 VPH /1000 sq-ft)*(52,500 sq-ft)
=264 VPH

Residential - Future Use

Given: (1) Single Family Home
Average Daily Traffic (Contributing)

ADT(weekday) = 10 VPD (weekday average)
ADT(Saturday) =11 VPD (Saturday average)
ADT(Sunday) =9 VPD (Sunday average)
Peak Hour Traffic (Contributing)

PH (AM) =1 VPH

PH (PM) =2 VPH

Increase in Average Daily Traffic
AADT(weekday) = 2916 VPD (weekday average increase)
AADT(Saturday) = 2344 VPD (Saturday average increase)
AADT(Sunday) = 1134 VPD (Sunday average increase)




Basis of Design

Office Park at Massard Creek
Traffic Impact Statement
Page 4 of 4

Increase in Average Daily Traffic Along Massard Road

From Reference 2, the Average Daily Traffic along Massard Road at the
subject location is approximately 13000 VPD. The fully developed
property can be expect to add 2916 VPD (for a projected total of 15916
VPD),

Increase in Peak Hour with Regard to Total Roadway Capacity

The critical period is the Peak Hour (AM) hourly traffic generated by the
site (443 VPH). Assuming a total roadway capacity of 3400 VPH (1800
VPH for the inside lane and 1600 VPH for the outside lane), the traffic
generated by the development represents 13.03% of total roadway
capacity. Assuming a much more conservative 1940 VPH (for divided 4-
fane roadways with a speed of 30-46 MPH, from Reference 3) the
generated traffic represents 22.84% of total roadway capacity.

CONCLUSIONS -

The subject property, when fully developed, will moderately increase traffic flows along
Massard Road; Peak Hour (PM) Traffic is expected to increase by 443 VPH and Average
Daily Traffic (weekday) is expected to increase by 2916 VPD,

FADoc\Basis\BASIS OF DESIGN MassardOfficePark Traffic.doc
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