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Fort Smith 
Planning Commission 

Item Number: 
MLUPA #2-8-24 

Hearing Date: August 13, 2024 

Report Prepared by: 

Planning Staff 

Applicant Information: 
Applicant: Halff Associates 

Owner: Fort Smith Boys Club, Inc 

Location Map: Applicant Proposal: 
Address: 8800 Dallas Street

Present Use: Boys and Girls Club 
Baseball Field (Goldtrap) 

Summary: MLUPA from Institutional 
to Residential Detached  

Total Tract Size: 12.38 Acres 
Location: South of Dallas Street 
between Brighton Court and South 91st 
Street 

Existing Zoning: 
Residential Single Family Duplex 
High Density (RSD-4) 
Master Land Use Plan:  
Institutional 

Staff Recommendation: 
Approval 
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Master Land Use Plan 

Amendment 
 

 Memo 
To: City Planning Commission 

From: Planning Staff 

Date: August 13, 2024 

Re: Master Land Use Plan Amendment #2-8-24 – A request by Halff Associates, from 
Institutional to Residential Detached in a proposed Planned Zoning District (PZD) at 8800 
Dallas Street  

The Planning Department is in receipt of an application from Halff Associates, agent for Fort 
Smith Boys and Girls Club, to amend the Master Land Use Plan Map from Institutional to 
Residential Detached to accommodate a proposed Planned Zoning District (PZD).  The subject 
property is on the South side of Dallas Street between Brighton Court and South 91st Street.  The 
tract contains an area of 12.38 acres with approximately 260 feet of street frontage along Dallas 
Street. 

The property is currently zoned Residential Single Family Duplex High Density (RSD-4).  A 
companion zoning application requests a Planned Zoning District (PZD).  The Master Land Use 
Plan is a guide to zoning and development and must be considered with the companion 
application. 

ADJACENT LAND USE CLASSIFICATIONS AND USES 

Land use classification and use contiguous to the subject lot are as follows: 

Direction Land Use Master Land Use Classification 

North  Single-family Subdivision and Fort 
Smith Boys and Girls Club 

Residential Detached and Institutional  

East Church Institutional 

West Chaffin Jr High School and Walmart 
Supercenter 

Institutional and General Commercial 

South Single-family Subdivision Residential Detached 
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MASTER LAND USE PLAN APPLICATION

Minor Amendment       Standard Amendment       Major Amendment

(See Section 27-328-5 C. (Criteria)

Request to Amend Map           Request to Amend Text    

APPLICATION:
Indicate one contact person for this request: Applicant   
Representative

Applicant (person making request): Representative (engineer, surveyor, realtor, 

etc.):
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For a Standard or Major Master Land Use Plan Amendment only,
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5704 Euper Lane, Suite 200, Fort Smith, AR 72903 | halff.com 

 

July 17, 2024 
AVO 058016 

RE: Dallas Street Subdivision Traffic Statement 

To whom it may concern, 

Halff has conducted a traffic analysis for the proposed Dallas Street Subdivision on Dallas Street in Fort 
Smith, Arkansas. The analysis, conducted using the 11th Edition of the Trip Generation Manual published 
by the Institute of Transportation Engineers (ITE), found that the proposed development is unlikely to 
significantly increase traffic on nearby roads. 

The 68 single family homes in the proposed development are projected to generate 56 vehicle trips 
during the AM peak hour and 73 during the PM peak hour, with 708 total trips expected in a 24-hour 
period. These results are summarized in Table 1. 
 

 

Trip numbers this low are unlikely to have a significant impact on the surrounding road network. The 
maximum projected peak hour movement is 73 vehicles during the PM peak, which is insufficient to 
warrant transportation infrastructure upgrades. Traffic is expected to enter the larger Fort Smith road 
network at the intersection of 91st Street and Rogers Avenue. The northern and southern entrances to 
the proposed development are roughly equidistant from the Rogers/91st intersection, so trips are 
expected to be distributed evenly between the two access points. 

The proposed 68-unit Dallas Street Subdivision development is not expected to warrant improvements 
to the surrounding transportation infrastructure due to the low number of projected trips. 

If there are any questions regarding this analysis, please contact me via email at bvines@halff.com or by 
phone at (501) 499-5396. 

Sincerely, 

HALFF 

 

 

Brian Vines, P.E. 
Vice President 

Table 1. Projected Peak Hour and Weekday Vehicle Trips. 
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 INTER-OFFICE MEMO 
 
TO:  Maggie Rice, Deputy City Administrator/Director of Planning & Zoning 
 
FROM: Stan Snodgrass, P.E., Director of Engineering 
 
DATE:  August 5, 2024 
 
SUBJECT: 8900 Dallas Street 

Proposed Single Family Subdivision – 68 lots 
Projected Traffic Information 

 
The subject proposed subdivision consists of 68 single family lots.  Access to the 
subdivision will be provided off Dallas Street and off South 88th Street towards South 91st 
Street. 
 
Projected traffic from the proposed developed was provided from Halff Associates.  The 
projected additional traffic is based on data from the Institute of Transportation Engineers 
(ITE) Trip Generation Manual, 11th Edition.  The ITE Trip Generation Manual is a widely 
accepted resource based on years of study which provides the estimated traffic 
projections for various types of land use. 
 
The estimated traffic is based on the land use category “Single Family Detached 
Housing”, ITE Land Use Code 210 (See attached Traffic Statement from Halff).  The 
estimated additional traffic, based 68 dwelling units, is as follows: 
 

Total Daily Trips – 708 vehicles (split 50% entering, 50% exiting) 
A.M. Peak Hour Trips – 56 vehicles (14 vehicles entering, 42 vehicles exiting) 
P.M. Peak Hour Trips – 73 vehicles (46 vehicles entering, 27 vehicles exiting) 

 
The projected traffic for the development is estimated to be equally split between Dallas 
Street and the South 91st Street connection.  For example, during the P.M. Peak Hour, 
approximately 37 (73 divided by 2) additional vehicles are anticipated on each of these 
streets.  Over the period of the peak hour, those 37 vehicles average to one additional 
vehicle approximately every 1.5 minutes.  
 
Impacts to the traffic flow as a result of the development are expected to be very minimal. 
 
 
Attachment 
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Fort Smith 
Planning Commission 

Item Number: 
Rezoning #15-8-24 

Hearing Date: August 13, 2024 

Report Prepared by: 

Planning Staff 

Applicant Information: 
Applicant: Halff Associates 

Owner: Fort Smith Boys Club, Inc 

Location Map: Applicant Proposal: 
Address: 8800 Dallas Street

Present Use: Boys and Girls Club 
Baseball Fields (Goldtrap) 

Summary: Rezone from RSD-4 to 
PZD for a 68-lot single-family 
residential subdivision  

Total Tract Size: 12.38 Acres 
Location: South of Dallas Street 
between Brighton Court and South 91st 
Street 

Existing Zoning: 
Residential Single Family Duplex 
High Density (RSD-4) 
Master Land Use Plan:  
Proposed Residential Detached 

Staff Recommendation: 
Approval 
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Purpose: 

To provide very dense single family detached and duplex housing as either new or infill development.  The 
RSD-4 zoning district is appropriate in higher density residential areas near the downtown, in mixed use/density 
areas, and as a transitional buffer zone between lower density residential development and multifamily or 
commercial uses.  The RSD-4 zoning district corresponds to the Residential Attached, Mixed Use Residential, 
and Mixed-Use Employment classification of the Master Land Use Plan. 

Permitted Uses: 

Single-family, duplex dwellings and family group homes are examples of permitted uses. 

Conditional Uses: 

Commercial communication towers, amateur radio transmitting towers, community recreation center, golf 
course, utility substation, country club, parks, college, primary and secondary schools, preschool, nursery 
schools, police and fire stations, daycare homes and churches are examples of uses permitted as conditional 
uses. 

Area and Bulk Regulations: 

Minimum Lot Size – 5,000 square feet    Maximum Height - 35 feet (1+1) 
Maximum Density – 8.7 Dwelling Units/Acre  Maximum Lot Coverage - 65% 
Minimum Lot Width at Building Line – 50 feet 
Minimum Street Frontage – 20 feet 
Front Yard Setback - 20 feet 
Side Yard on Street Side of Corner Lot - 20 feet 
Side Yard Setback – 5 feet 
Rear Yard Setback - 10 feet 
Minimum building separation – 10 feet 

SURROUNDING ZONING AND LAND USE 

Direction Land use Zoning 

North Single-family 
Subdivision and Fort 
Smith Boys and Girls 
Club 

RSD-3, Residential Single Family Duplex Med/High Density 
and RSD-4, Residential Single Family Duplex High Density 

East Church RSD-4, Residential Single Family Duplex High Density 

West Chaffin Jr High School 
and Walmart Super 
Center 

RM-3, Residential Multifamily Medium Density and C-5, 
Commercial Heavy 

South Single-family 
Subdivision 

RM-3, Residential Multifamily Medium Density 

MASTER STREET PLAN CLASSIFICATION 

The Master Street Plan classifies Dallas Street as a Residential Collector. 
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MASTER LAND USE PLAN  

The Master Land Use Plan classifies the site as Institutional. This classification is intended to provide for 
needed community services of both a public and quasi-public. A companion Master Land Use Plan Amendment 
application has been submitted for Residential Detached.  
 PROJECT BOOKLET 

A copy of the project booklet is enclosed for your review. The following criteria shall be considered by the 
Planning Commission when reviewing the project booklet: 

A. Is the site capable of accommodating the building(s), parking areas and drives with the appropriate open 
space provided?  YES 
 

B. Does the plan provide for safe and easy ingress, egress and internal traffic circulation?  YES 
 

C. Is the plan consistent with good land use planning and site engineering design principles, particularly 
with respect to safety? YES 
 

D. Are the architectural designs consistent with the City of Fort Smith policies and regulations and 
compatible with surrounding land use features?  YES  
 

E. Does the Plan represent an overall development pattern that is consistent with the Master Street Plan, 
Master Land Use Plan, and other adopted planning policies? YES 
 

F. The required right-of-way dedication has been identified by the City Engineering Department?    YES 
 

G. All easements and utilities shall meet the requirements of the approving departments and agencies.  
YES, This the development will be reviewed for approval during the Major Plat submittal process.  
 

H. Articulate how the plan minimizes or mitigates the impact of increased traffic both in volume and 
vehicle size.  YES. The City’s Engineering Department has required and approved a traffic 
statement for the new development proposal.   

I. Articulate how the plan exceeds the UDO requirements. (e.g. increased landscaping increased high 
quality materials, etc.)  YES. The booklet states that it will exceed the UDO by following: A) 
providing one (1) tree and ten (10) shrubs every 40 feet of R.O.W. frontage; B) Provide one (1) 
tree per lot; C) Provide a 15’ wide Greenway Trail easement with a 10’ wide constructed trail 
from South 88th Street to 10’ beyond the school property line along the southern boundary.  

SITE DESIGN FEATURES 
 
Ingress/egress/traffic circulation – The concept plan proposes two right-of-way connections. One connection 
on Dallas and one on South 88th Street.  
 
Right-of-way dedication – All R.O.W. dedication will take place during the major plat review and approval 
process.  

Drainage – One detention pond will be located on the northwest section of the development and the second 
detention basin will be located on the southwestern portion of the subdivision in compliance with the 2011 
Storm Drainage requirements.   

Landscaping & Screening – New perimeter landscaping will be provided adjacent to Dallas Street. The PZD 
exceeds the UDO perimeter landscaping requirements.  
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Signage – No new signage is currently proposed.  The booklet states that all new signage will comply with the 
subdivision signage requirements in Section 27-704-1-5.  

Sidewalks – A sidewalk will be on one side of the subdivision as required by the UDO.  

FACTORS TO BE CONSIDERED 

Approval, approval as amended, or denial of the application and project booklet shall be based on the following 
factors as outlined in Section 27-341-3(E) of the UDO: 

A. Compatibility with the Master Street Plan, and applicable area plans (e.g., corridor, neighborhood) 
 

B. Compatibility of the proposed development with the character of the neighborhood.  
 

C. The zoning and uses of adjacent and nearby properties, and the compatibility of the proposed future 
uses with those existing uses.   

 

D. The extent to which the proposed land use would increase or change traffic volume or parking 
demand in documented evidence or engineering data, road conditions, road safety, or create parking 
problems in combination with any improvements that would mitigate these adverse impacts.  

 

E. The current availability of public utilities and services and the future capacity needed to adequately 
serve the proposed land use in combination with any improvements that would mitigate these 
adverse impacts.  

 
F. That the application complies with all relevant ordinance requirements (for example 27-200, 27-500, 

27-600, and 27-700).  
 
NEIGHBORHOOD MEETING  

Two neighborhood meetings were held on August 1, 2024, and August 2, 2024, at 8800 Dallas Street.  Several 
neighbors attended the meetings with questions and concerns. A copy of the neighborhood meeting minutes is 
enclosed.   

Additionally, enclosed is a letter of support from the seller, the Fort Smith Boys and Girls Club (FSBGC). 

STAFF COMMENTS 

The existing RSD-4 zoning on the property allows for lots to be 50 feet wide with a minimum lot size of 5,000 
s.f. The current zoning also permits duplex development with maximum density of 8.7 dwelling units per acre 
for a total of 107 dwelling units.   

The applicant is requesting a rezoning from a Residential Single Family Duplex High Density (RSD-4) to a 
Planned Zoning District (PZD) to facilitate a 68-lot single-family subdivision with two street entrances, 
perimeter and building landscaping that exceeds the UDO, sidewalks, and an additional greenway path for 
mobility as shown on Exhibit A.  Additionally, the proposed PZD will restrict the development to a much 
smaller maximum density than what the current zoning district permits. Furthermore, the City Engineering 
Department has received and approved the engineering traffic statement information for the proposed 
subdivision stating impacts to traffic flow are expected to be minimal.  

STAFF RECOMMENDATIONS 

Staff recommends approval of the application.  
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McAvoy, Lance
Paul Calamita: If EPA wants the City to be under a CMOM requirement after the CD terminates, EPA should ask Arkansas DEQ to include such a requirement in the City’s NPDES permit at that time.





Paul Calamita
Lance, we need to discuss this







Paul Calamita
Lance, let’s discuss.  THX

Paul Calamita
This information is on DEQ’s website already.  The City will provide a link to the data on its website.
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