
 

DEPT. OF COMMUNITY 
DEVELOPMENT 

PLANNING DIVISION 
301 W. CHESTNUT 

PHONE: (479) 621-1186 
FAX: (479) 986-6896 

 
PLANNING COMMISSION MEETING AGENDA 

SEPTEMBER 13, 2024 
5:30 PM 

 
 

AGENDA 
 
  
CALL TO ORDER: 
  
ROLL CALL: 
  
DECLARATION OF ABSTENTION: 
  
CONSENT AGENDA: 
1. Dream Hotel 

Approving a large-scale development located at 3529 South Pinnacle Hills Parkway that includes a 15-
story building with a 24,351 square-foot footprint to be used for restaurant, retail, and hotel uses in the 
T6.1 (formerly U-COR) zoning district.  

  
REGULAR AGENDA-ITEMS REMOVED FROM CONSENT : 
  
REGULAR AGENDA-OLD BUSINESS: 
  
REGULAR AGENDA-NEW BUSINESS : 
  
CALL FOR RECESS: 
1. 

a. Zoning Review Committee – HELD IN COUNCIL CHAMBERS 
1. Item 5a or 6a if referred 

b. Board of Adjustment – HELD IN COMMUNITY ROOM 

1. SOHO VAR 

To allow a reduction of the requirement that 60% of a building’s primary façade line be in the build-
to zone. *Previously approved variance in March 2023* 
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DEPT. OF COMMUNITY 
DEVELOPMENT 

PLANNING DIVISION 
301 W. CHESTNUT 

PHONE: (479) 621-1186 
FAX: (479) 986-6896 

 
  

STAFF: Christina Moore      
REPRESENTED BY: Geoff Bates  

  
CALL TO ORDER : 
  
COMMISSIONERS' FINAL COMMENTS: 
  
ADJOURN: 
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Vicinity Map

Location
3529 South Pinnacle Hills Parkway

CGM Designation
Uptown Regional Center

Zoning
U-COR (Uptown Core Mixed Use)

Proposed Use
Lodging (Hotel)/Retail/Restaurant

Representative
Libby Topping, Crafton Tull

Dream Hotel
LARGE SCALE DEVELOPMENT

Staff:

Zachery Birdsong, Planner (zbirdsong@rogersar.gov)    

Amariah Berry, Development Compliance Manager (aberry@rogersar.gov)       

Location:

This property is located at 3259 South Pinnacle Hills Parkway.

Planning Review:

COMPREHENSIVE GROWTH MAP:

Growth Designation: 

Regional Center

Growth Designation Character: 

Mixed-use urban cores that function as regional activity hubs for commerce, arts and 

entertainment, living recreation, and retail. Intensity supported by well-connected, high-

capacity, pedestrian-oriented street network. Goals include high-quality design and 

efficient use of land. (CGM PAGE 1)

Allowed Zoning Districts: 

U-COR, U-COM, U-ENT, U-NBT
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LARGE SCALE DEVELOPMENT

Dream Hotel
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West JB Hunt

Geolocation: 

The property is located near the southeast corner of South Pinnacle Hills Parkway and West 

Northgate Road.

ZONING:

U-Core (Uptown Core Mixed Use)

Intent. ”The purpose of the Uptown Core Mixed Use zone is to anticipate higher intensity 

growth within the Uptown Rogers area and to expand the core to include key locations for 

mixed-use development that are compatible with the vision of the Comprehensive Growth 

Map. The intent is to mix commercial uses with some residential and public uses. Focusing 

on pedestrian facilities and unique experience destinations will be a key to establishing 

Uptown Rogers as a place for public interaction.” Sec. 14-732(a).
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LARGE SCALE DEVELOPMENT

Dream Hotel

Request

• This development proposal 

includes a 15-story building 

with a 24,351 square-foot 

footprint to be used for 

restaurant, retail and hotel 

uses.
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Request:

• This development proposal includes a 15-story building with a 24,351 square-foot footprint to 

be used for restaurant, retail and hotel uses. Planning Commission approval is required due to 

the project being submitted and reviewed under the previous code.
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LARGE SCALE DEVELOPMENT

Dream Hotel

Hotel Parking
• U-COR zoning requires that one 

parking space be provided for 

every two lodging rooms 

proposed. 

• 211 guest rooms are being 

provided, requiring 106 parking 

stalls. The applicant is 

providing 112 parking spaces in 

an underground parking 

garage, and an additional 10 

parking spaces on-site. This 

exceeds the required parking 

for the hotel by 16 spaces.

Underground Parking

Request:

• U-COR zoning requires that one parking space be provided for every two lodging rooms 

proposed. 

• 211 guest rooms are being provided, requiring 106 parking stalls. The applicant is providing 112 

parking spaces in an underground parking garage, and an additional 10 parking spaces on-site. 

This exceeds the required parking for the hotel by 16 spaces.
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LARGE SCALE DEVELOPMENT

Dream Hotel

Parking Plan
• The applicant is now proposing 21,693 square feet 

of retail/commercial space with the hotel and is no 

longer proposing an event venue.

• The parking study submitted by the applicant uses 

the 3rd edition of the Shared Parking Model created 

in part by Urban Land Institute. 

• This model is intended to show the demand for 

parking when looking at multiple uses that are to 

be served. In this case, that is the hotel, retail and 

restaurant uses.

• The study takes into account alternative modes of 

transportation, time of day/year, number of hotel 

rooms and square-footage of commercial space.

Request:

• The applicant is now proposing 21,693 square feet of retail/commercial space with the hotel 

and is no longer proposing an event venue.

• The parking study submitted by the applicant uses the 3rd edition of the Shared Parking Model 

created in part by Urban Land Institute. 

• This model is intended to show the demand for parking when looking at multiple uses that are 

to be served. In this case, that is the hotel, retail and restaurant uses.

• The study takes into account alternative modes of transportation, time of day/year, number of 

hotel rooms and square-footage of commercial space.
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LARGE SCALE DEVELOPMENT

Dream Hotel

Parking Plan
• The calculation shows that when parking demand is at its peak (in midday, late December on the weekend) 163 

parking spaces would be necessary to serve the development.

Request:

• The calculation shows that when parking demand is at its peak (in midday, late December on 

the weekend) 163 parking spaces would be necessary to serve the development.
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LARGE SCALE DEVELOPMENT

Dream Hotel

125 existing 

public parking 

stalls

115 additional public 

parking spaces to be 

added with The 

Visionary 

Development along 

South JB Hunt and 

West Founders

20 existing 

public parking 

stalls

Pedestrian 

Connection

Public Parking

• The applicant states that there will be 260 public parking stalls (145 existing and 115 being built 

with the Visionary Development) within approximately a 15-minute walk (half a mile) from the 

venue. 

• With the study showing that 163 spaces will be necessary at peak demand, and the 

development proposing 122 parking spaces on-site, this would leave approximately 41 of the 

260 off-site public stalls needing to be utilized.

• Sidewalks along streets provide pedestrian connectivity from the site to nearby public parking 

spaces.

ENGINEERING REVIEW

ACCESS MANAGEMENT: 

The applicant’s proposal meets access management standards.

STORMWATER MANAGEMENT & WATER QUALITY:

Storm water detention and water quality for this site are accounted for by the TopGolf regional 

detention pond to the southwest of the subject property.

FLOODPLAIN MANAGEMENT: 

No portion of the project is located within a Special Flood Hazard Area (SFHA). The project is located 

in Zone “X” (unshaded).
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Recommendation

APPROVE

LARGE SCALE DEVELOPMENT

Dream Hotel

Aerial Image

MASTER STREET PLAN IMPROVEMENTS:

Street Pavement and Condition: 

S Pinnacle Hills Parkway is not in substandard condition.

Connectivity Standards: 

Connectivity standards are not applicable on this site.

Streetscape:

Right-of-Way:

The right-of-way width for S Pinnacle Hills Parkway, a Minor Arterial, is required to be 

80-ft. Current right-of-way width is 90-ft.

Sidewalks & Sidepaths:

The applicant proposes a 10-ft sidepath along S Pinnacle Hills Parkway.

Trails: 

Trails are neither proposed nor required.

Streetlights: 

Streetlights are proposed at each entrance as required by code.

Street Trees: 

The applicant proposes 7 Skyrocket Juniper street trees.

Summary

LSDP Staff Recommendation

APPROVE
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PROJECT OWNER 
BCG Land Company LLC 
 
PROJECT LOCATION 
3529 S. Pinnacle Hills Parkway Rogers, AR 72758 
 
EXISTING PARKING  
This area in uptown Rogers has a substantial amount of public parking nearby. The 
proposed site is exceptionally well-suited for utilizing this shared parking, aligning well with 
ULI shared parking standards. It boasts a substantial supply of parking options, including 
260 on-street, public parking stalls located within a convenient 15-minute walk of the 
venue. Recent aerial imagery suggests that at least 90% of these stalls are typically 
available, which translates to approximately 234 stalls accessible at any given time. This 
high availability of nearby parking spaces supports the efficiency and effectiveness of 
shared parking arrangements, making this location an ideal choice for such a system. 
 
SHARED PARKING METHODOLOGY  
A parking analysis of the Uptown Rogers area was requested in response to the Large-
Scale plans submitted for Temple Live (a proposed mixed-use retail/dining /hotel on 
Pinnacle Hills Parkway). This study uses the 3rd edition of the Shared Parking Excel Model 
created by the Urban Land Institute, ICSC, and the National Parking Association. This 
model has been widely accepted across the industry and has been used by city’s, 
developers, and consultants for over 30 years.  
 
Shared parking, as described in the 3rd edition of Shared Parking, refers to the practice of 
using a single parking space to serve multiple, distinct land uses without causing conflicts 
or overlap. In this scenario, the shared parking concept will be applied to the proposed 
retail, dining, and hotel facilities. This approach allows for the adjustment of parking ratios 
for each component within a mixed-use development. It evaluates parking needs based on 
44 distinct land use ratios, considers alternative transportation options, examines captive 
market impacts, and accommodates fluctuations in demand across various times and 
seasons. By leveraging this methodology, the parking requirements for the combined uses 
can be more effectively managed, enhancing space efficiency and reducing overall parking 
demand. 
 
This study uses the 7-step process outlined in the 3rd edition of Shared Parking and starts 
by taking the base ratios for the project's proposed land use and adjusting each ratio based 
on the reductions listed above. The derived number of spaces needed is the maximum 
parking demand for weekdays and weekends at peak times.  
 
ANALYSIS 
STEP 1: GATHER AND REVIEW PROJECT DATA  

The Proposed project includes a 15 story hotel that has 21,693 sq.ft dedicated to retail and 
commercial uses, a bar/restaurant, and 211 guest rooms. Also proposed with this 
development is a parking garage that has 122 parking stalls. Please refer to Figure 1. Site 
Plan for further details on the layout of this site. As mentioned above there are also 234 
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public parking spaces within walking distance of the proposed project that could also be 
used.  
STEP 2: SELECT PARKING RATIOS  

Parking ratios for each use were selected. For commercial/retail space the metric 
considered by the parking industry is based on the square footage of the gross leasable 
area or GLA. The same metric is used for the office and restaurant/bar uses. For hotel-use, 
the ratio is based on the number of keys or guest rooms. The ratios consider guests and 
employees. Please refer to the summary table below for all base ratios used to analyze this 
project.  
 

Table 1. Base Ratio Calculations 

 
 
STEP 3: SELECT FACTORS AND ANALYZE DIFFERENCES IN ACTIVITY PATTERNS.  

Typical peak activity factors and patterns were incorporated into the model to showcase 
which time of day would be busiest on the weekdays and weekends and how this varies 
from month to month. Since peak times vary based on use this allows for fewer parking 
spaces than if each of these uses were a free-standing development. All month-by-month 
demands were taken from the Base Data of ULI shared parking 3rd edition. 
 
Peak times of day were adjusted based on data for this project. Peak times reflect the 
knowledge of the typical guest at this hotel. A large portion of the hotel guests are 
anticipated to be traveling for work and therefore we do not show a peak demand for 
weekends like a typical hotel. It was assumed guests would leave the hotel around 9:00 am 
before a typical 11:00 am checkout. Check-in will begin at 4:00pm it was assumed parking 
will be at peak demand starting at 6:00 pm Time of day factors for the hotel reflects the 
proposed hotel’s check-in and check-out times. Office time of day factors reflect a typical 9 
am to 5 pm schedule, and retail reflects a standard open time of 11:00 am to 5:00 PM 
 

 

 

Weekday Weekend

13,020     sf GLA 38 42

Employee 10 11

211           keys 211 211

   Hotel Employees 211           keys 32 32

Restaurant/Lounge 11,300     sf GLA 76 87

Restaurant/Meeting Employees 11,300     sf GLA 14 16

8,680       sf GFA 3 1

Reserved weekday only =1, 24/7 2 2 0% empl 0 0

  Employee 31 4

415 404SUM

Hotel-Downtown

Office <25 ksf

Office

Land Use Quantity
Maximum Parking Demand

Retail (<400 ksf)

Retail

Hotel and Residential
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STEP 4: DEVELOP SCENARIOS FOR CRITICAL PARKING NEEDS  

Based on the above assumed needs and peak hours the model iterated a peak usage of 
parking needed across all uses of the site. The peak month is Late December. The peak 
time for Weekdays is 9:00 am and the peak time for Weekends is 1:00 pm. The Below 
Graphs summarize the peak usage for weekends and weekdays.  
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Figure 2. Peak Month Daily Parking Demand by Hour (Weekday)

Retail (over 2,000 ksf) Office >500 ksf Hotel
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STEP 5: ADJUST MODE SPLIT FOR EACH SCENARIO  

Modal Split is the percentage of people arriving at a destination in different modes of 
transportation. This considers those riding their bikes, walking, carpooling, using a mode of 
public transportation, or ride-hailing using a taxi, uber, or Lyft. These driving reductions 
were inserted into the model as a percentage. The table below reflects the percentage of 
driving a car with no other passengers to the proposed development.  
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Figure 3. Peak Month Daily Parking Demand by Hour (Weekend)
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Table 2. Driving Adjustments 

 
 

These percentages were pulled from the data highlighted in ULI’s Shared Parking third 
edition. The 75%  driving adjustment for retail, dining, and miscellaneous customers comes 
from the graph on page 56 of ULI’s Shared Parking third edition. The 87% for service and 
office employees was chosen based on American commuting data on page 34 of Shared 
Parking. Slight modifications were made to the office employees on weekends. This was 
adjusted to 10% as it was assumed the majority of the time offices would be closed on 
weekends.  For the Hotel the averages were selected based on a typical downtown hotel 
with paid and/or valet parking (see table below). 
 
Figure 1 Excel Inputs for Hotels 

 

Daytime Evening Daytime Evening

Retail (<400 ksf) 75% 75% 75% 75%

Employee 87% 87% 87% 87%

Fine/Casual Dining 75% 75% 75% 75%

Employee 87% 87% 87% 87%

Bar/Lounge/Night Club 75% 75% 75% 75%

Employee 87% 87% 87% 87%

Hotel-Downtown 40% 40% 46% 46%

   Hotel Employees 87% 87% 87% 87%

Restaurant/Lounge 47% 47% 40% 40%

Restaurant/Meeting Employees 87% 87% 87% 87%

Office <25 ksf 75% 75% 75% 75%

Reserved 87% 87% 10% 10%

  Employee 87% 87% 10% 10%

Retail

Driving Adjustments

Weekday

Hotel and Residential

Food and Beverage

Land Use Weekend

Office

Suggested Driving Ratios per 3rd Edition Shared Parking

Reduced by 10% as baseline ratios 2020 reflecting TNC use.

LOWER FURTHER FOR TNC USE AS APPROPRIATE

Weekday Weekend

Guest Rooms

Typical business hotel suburban location 59% 69%

Airport hotel 49% 53%

Downtown hotel with paid and/or valet pkg 40% 46%

Resort hotel 50% 50%

Restaurant/Lounge

Typical business hotel suburban location 63% 54%

Airport hotel 72% 72%

Downtown hotel with paid and/or valet pkg 47% 40%

Resort hotel 50% 50%

Meeting/Conference

Typical business hotel suburban location 68% 68%

Airport hotel 81% 36%

Downtown hotel with paid and/or valet pkg 45% 45%

Resort hotel 50% 50%
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STEP 6: APPLY CAPTIVE MARKET ADJUSTMENTS  

The noncaptive ratio is an estimate of the percentage of parkers at a land use in a mixed-
use development or district who are not already counted as parking at another of the land 
use. This would account for employees who are already parked for the day but decided to 
use one of the other uses without generating an extra demand for the parking. The 
noncaptive percentages were entered into a subassembly of the excel model to then 
calculate the captive ratio that was used to calculate the overall parking demand. For this 
model we ULI’s suggested noncaptive ratios for retail, office, dining, and a downtown hotel 
with valet and/or paid parking. This is highlighted in the captive ratio table below.  
 
Table 3. Captive Ration Adjustments 

 
 

Figure 2. Excel Inputs for Hotel Driving Adjustments 
Suggested Non-captive adjustments per 3rd Edition Shared Parking  

  Weekday Weekend 

Guest Rooms always 100% 100% 

Restaurant/Lounge       

Typical business hotel suburban location 90% 30% 

Airport hotel   90% 70% 

Downtown hotel with paid and/or valet pkg 90% 70% 

Resort hotel   90% 70% 

Meeting/Conference       

Typical business hotel suburban location 60% 70% 

Airport hotel   90% 90% 

Downtown hotel with paid and/or valet pkg 60% 70% 

Resort hotel   25% 25% 

 

 

 

 

Daytime Evening Daytime Evening

Retail (<400 ksf) 98% 100% 99% 99%

Employee 100% 100% 100% 100%

Hotel-Business 100% 100% 100% 100%

Hotel-Downtown 100% 100% 100% 100%

   Hotel Employees 100% 100% 100% 100%

Restaurant/Lounge 90% 90% 70% 70%

Restaurant/Meeting Employees 100% 100% 100% 100%

Office <25 ksf 100% 100% 100% 100%

Reserved 100% 100% 100% 100%

  Employee 100% 100% 100% 100%

Weekend

Office

Hotel and Residential

Retail

Land Use

Captive Ratio Adjustments

Weekday
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STEP 7: CALCULATE REQUIRED PARKING  

Based on the analysis, a total of 163 parking stalls are required during the peak scenario 
(refer to Table 4 for a detailed parking breakdown). The proposed site plans to provide 122 
onsite parking stalls, which means 41 additional offsite public stalls would be necessary. 
This requirement is comfortably met by the available nearby public parking, which far 
exceeds the need. It’s important to note that this peak demand represents only a single 
hour of the entire year. On average, the site's parking needs are expected to be 
significantly lower. 
 
 
CONCLUSION 
 
As the Uptown Rogers area continues to develop and become more urban, standard 
parking stalls will become less necessary.  Using the Urban Land Institute’s Shared Parking 
Excel Model, it was calculated that worst case scenario 163 parking stalls would be 
required. The proposed site has 122 parking stalls. Meaning at a maximum only 41 of the 
nearby Public Parking stalls would be needed.  
 
The entire Excel model for this report is located in the Appendix. A parking map has also 
been included with this report as supporting documentation. 

 
 

Should you have any questions or require any additional information, please feel free to 
contact us at your convenience. 
 
 
 
Sincerely, 

 
Crafton, Tull & Associates, Inc. 

 
 
 
 
 
 
 
Libby Topping, P.E., CFM 
Project Manager 
 
 
 
 
Courtney Austin, E.I.  
Project Engineer 
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 Copyright © 2020 All rights reserved. The Urban Land Institute, International Council of Shopping Centers, and National Parking Association. 

Project: Temple Live

Description:

Projected Parking Supply: 122

Weekday Weekend

13,020    sf GLA 38 42

Employee 10 11

211          keys 211 211

   Hotel Employees 211          keys 32 32

Restaurant/Lounge 11,300    sf GLA 76 87

Restaurant/Meeting Employees 11,300    sf GLA 14 16

8,680       sf GFA 3 1

Reserved weekday only =1, 24/7 2 2 0% empl 0 0

  Employee 31 4

415 404

i. For determination of percent to be reserved

SUM

Hotel-Downtown

Office <25 ksf

Office

Land Use Quantity

Maximum Parking Demand

Retail (<400 ksf)

Retail

Hotel and Residential
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 Copyright © 2020 All rights reserved. The Urban Land Institute, International Council of Shopping Centers, and National Parking Association. 

Insert default driving adjustment values below. These values estimate the % of Customers/Visitors and Employees/Residents that are parking at the site.

WARNING: The table below may be used to auto-populate the table to the left, the values in which will be used in the model. 

Daytime Evening Daytime Evening

Residents (vehicle ownership) 100% 100% 100% 100%

Service (Non-office) Employees 87% 87% 87% 87% 2-8 pg 34

Office Employees 87% 87% 10% 10% 2-8 pg 34

Retail/Dining & Misc Customers 75% 75% 75% 75% I based this off chart 3-3 on pg. 56

Entertainment Customers 
1

100% 100% 100% 100%

Event Attendees
1

100% 100% 100% 100%
1
Large venues may have more tour/coach/school bus arrivals

Suggested Driving Ratios per 3rd Edition Shared Parking

Reduced by 10% as baseline ratios 2020 reflecting TNC use.

LOWER FURTHER FOR TNC USE AS APPROPRIATE

Weekday Weekend Weekday Weekend

Guest Rooms TNC reduction

Typical business hotel suburban location 59% 69% 66% 77% 0.9

Airport hotel 49% 53% 54% 59% 0.9

Downtown hotel with paid and/or valet pkg 40% 46%

Resort hotel 50% 50%

Restaurant/Lounge

Typical business hotel suburban location 63% 54% 70% 60% 0.9

Airport hotel 72% 72% 80% 80% 0.9

Downtown hotel with paid and/or valet pkg 47% 40%

Resort hotel 50% 50%

Meeting/Conference

Typical business hotel suburban location 68% 68% 75% 75% 0.9

Airport hotel 81% 36% 90% 40% 0.9

Downtown hotel with paid and/or valet pkg 45% 45%

Resort hotel 50% 50%

Driving adjustments for customers of retail, dining and supermarket can be different depending upon the use. Driving adjustments for residential visitors 

could also be different. Check and override in the table at left to ensure project specific accuracy. 

Driving Adjustments Sub-Routine

Weekday Weekend

Second Edition
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 Copyright © 2020 All rights reserved. The Urban Land Institute, International Council of Shopping Centers, and National Parking Association. 

Project: Temple Live

Description:

Projected Parking Supply: 122

Daytime Evening Daytime Evening

Retail (<400 ksf) 98% 100% 99% 99%

Employee 100% 100% 100% 100%

Hotel-Downtown 100% 100% 100% 100%

   Hotel Employees 100% 100% 100% 100%

Restaurant/Lounge 90% 90% 70% 70%

Restaurant/Meeting Employees 100% 100% 100% 100%

Office <25 ksf 100% 100% 100% 100%

Reserved 100% 100% 100% 100%

  Employee 100% 100% 100% 100%

Weekend

Office

Hotel and Residential

Retail

Land Use

Captive Ratio Adjustments

Weekday
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Copyright © 2020 All rights reserved. The Urban Land Institute, International Council of Shopping Centers, and National Parking Association. 

Project: Temple Live

Description:

Quantity Unit 9 AM March 1 PM Late December

Retail (<400 ksf) 13,020 sf GLA 2.90 75% 98% 2.14 ksf GLA 3.20 75% 99% 2.37 ksf GLA 0% 70% -             100% 85% 25              

Employee 0.70 87% 100% 0.61 0.80 87% 100% 0.70 45% 79% 3                100% 95% 9                

Hotel-Downtown 211 keys 1.00 40% 100% 0.40 key 1.00 46% 100% 0.46 key 100% 100% 84              65% 100% 63              

   Hotel Employees 211 keys 0.15 87% 100% 0.13 key 0.15 87% 100% 0.13 key 100% 100% 28              100% 100% 28              

Restaurant/Lounge 11,300 sf GLA 6.67 47% 90% 2.82 ksf GLA 7.67 40% 70% 2.15 ksf GLA 10% 95% 3                100% 95% 23              

Restaurant/Meeting Employees 11,300 sf GLA 1.20 87% 100% 1.04 ksf GLA 1.33 87% 100% 1.16 ksf GLA 100% 100% 12              100% 100% 14              

Office <25 ksf 8,680 sf GFA 0.30 75% 100% 0.23 ksf GFA 0.03 75% 100% 0.02 ksf GFA 0% 100% -             80% 80% -             

Reserved empl 0.00 87% 100% 0.00 0.00 10% 100% 0.00 100% 100% -             100% 100% -             

  Employee 3.50 87% 100% 3.05 0.35 10% 100% 0.04 90% 100% 24              80% 80% -             

87              112            

67              51              

-             -             

155            163            

Weekend

Shared Parking Demand Summary

Peak Month:  MARCH  --  Peak Period:  1 PM, WEEKEND

WeekdayWeekendWeekday

Project Data
Land Use

Peak Mo 

Adj
Unit For 

Ratio

Estimated 

Parking 

Demand

Peak Hr 

Adj

Peak Mo 

Adj

Office

Base 

Ratio

Unit For 

Ratio

Estimated 

Parking 

Demand

Retail

Non-

Captive 

Ratio

Project 

Ratio

Non-

Captive 

Ratio

Project 

Ratio

Driving  

Adj

Hotel and Residential

Base 

Ratio

Driving  

Adj

Peak Hr 

Adj

Additional Land Uses

Total

Reserved

Employee/Resident

CustomerCustomer/Visitor

Employee/Resident

Total

Reserved
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 Copyright © 2020 The Urban Land Institute, International Council of Shopping Centers, and National Parking Association. All rights reserved.

Project: Temple Live

Description:

Time Demand Time Demand Time Demand

January 9 AM 125 9 AM 125 1 PM 122

February 9 AM 136 9 AM 136 1 PM 128

March 9 AM 148 9 AM 148 1 PM 140

April 9 AM 148 9 AM 148 1 PM 138

May 9 AM 137 9 AM 137 1 PM 136

June 9 AM 137 9 AM 137 1 PM 135

July 9 AM 148 9 AM 148 1 PM 140

August 9 AM 148 9 AM 148 1 PM 148

September 1 PM 124 9 AM 120 1 PM 124

October 1 PM 127 9 AM 120 1 PM 127

November 1 PM 128 9 AM 120 1 PM 128

December 1 PM 125 9 AM 102 1 PM 125

Late December 9 AM 150 9 AM 150 1 PM 142

Montly Average 133

Time Demand Time Demand Time Demand

January 12 PM 133 8 AM 121 12 PM 133

February 12 PM 143 8 AM 133 12 PM 143

March 12 PM 158 8 AM 147 12 PM 158

April 12 PM 156 8 AM 146 12 PM 156

May 12 PM 150 8 AM 136 12 PM 150

June 12 PM 150 8 AM 136 12 PM 150

July 12 PM 159 8 AM 147 12 PM 159

August 12 PM 160 8 AM 148 12 PM 160

September 12 PM 133 9 AM 118 12 PM 133

October 12 PM 135 9 AM 118 12 PM 135

November 12 PM 137 9 AM 121 12 PM 137

December 12 PM 125 11 AM 100 12 PM 125

Late December 1 PM 163 8 AM 140 1 PM 163

Monthly Average 146

PM Peak HrAM Peak HrOverall Pk

Monthly Comparison Summary

Monthly Comparison Summary

Month

Weekend

PM Peak HrAM Peak HrOverall PkMonth

Weekday
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September 2018 Program (Un-Nested Residential)
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SOHO
Variance

Location

4901 Champions Dr

Nature of Request

To allow a reduction of the requirement that 60% of a 

building’s primary façade line be in the build-to zone

• *Previously approved variance in March 2023*

Zoning

C-3 (Neighborhood Commercial)

Proposed Use

Multi-use commercial development under LSDP Review

Representative

Geoff Bates, Bates & Associates, Inc

Vicinity Map 

Staff: Christina Moore, Planner I (cmoore@rogersar.gov )   

Summary:

This site is located in west Rogers south of the pinnacle hills round-a-bout, near W Pleasant Grove 

and S Champions. This variance was previously approved in March 2023, however, the associated 

large scale expired in April 2024. 
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Board of Adjustment

(e)Appeals; powers and duties. Sec. 14-724(e)(1)(a)(b)

(1)The Board of Adjustment shall hear the following appeals as provided by state law:

a. Hear appeals from the decision of the Department of Community Development in respect to the 

enforcement and application of the zoning ordinance and the sign permitting provisions contained in 

Chapter 44, and may affirm or reverse, in whole or in part, said decision of the Department of 

Community Development; and

b. Hear requests for variance from the literal provisions of the zoning ordinance in instances where 

strict enforcement of the zoning ordinance would cause undue hardship due to circumstances 

unique to the individual property under consideration, and grant such variances only when it is 

demonstrated that such action will be in keeping with the spirit and intent of the provisions of the 

zoning ordinance.

Board of Adjustment Duties Per Sec. 14-724(e)(1):

a) Hear appeals from the decision of the Department of Community Development in respect to 

the enforcement and application of the zoning ordinance and the sign permitting provisions 

contained in Chapter 44, and may affirm or reverse, in whole or in part, said decision of the 

Department of Community Development; and

b) Hear requests for variance from the literal provisions of the zoning ordinance in instances 

where strict enforcement of the zoning ordinance would cause undue hardship due to 

circumstances unique to the individual property under consideration, and grant such 

variances only when it is demonstrated that such action will be in keeping with the spirit and 

intent of the provisions of the zoning ordinance.
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Board of Adjustment

Site Conditions:

• The natural drainage of the site is in 

the middle.  

• Nearby sites have driveways that we 

have asked the developer to add 

curvature to their road to match. 

Board of Adjustment Duties Per Sec. 14-724(e)(1):

a) Hear appeals from the decision of the Department of Community Development in respect to 

the enforcement and application of the zoning ordinance and the sign permitting provisions 

contained in Chapter 44, and may affirm or reverse, in whole or in part, said decision of the 

Department of Community Development; and

b) Hear requests for variance from the literal provisions of the zoning ordinance in instances 

where strict enforcement of the zoning ordinance would cause undue hardship due to 

circumstances unique to the individual property under consideration, and grant such 

variances only when it is demonstrated that such action will be in keeping with the spirit and 

intent of the provisions of the zoning ordinance.
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Variance

SOHO

Site Plan

Request 

• To vary from the required 60% 

of a building’s primary façade 

line be in the build-to-zone. 

Sec 14-710(d)(3)

• The applicant is proposing 59% 

primary façade line in the 

build-to-zone on the south side 

of Pleasant Drive .

Request:

• To vary from the required 60% primary façade in the build-to-zone

Proposal:

• The applicant is proposing 59% primary façade in the build-to-zone on the south 

side.  The north side of the development is meeting the requirement with 66% in 

the build-to-zone.
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SOHO
Variance

Applicant Hardship

“Due to the existing swale located on the 

SE corner of the development we are 

having to propose a large swale through 

this development.  Due to the swale 

running along the western property line we 

are unable to propose any permanent 

structure along the western side of the 

development“

Applicant Spirit and Intent

“We are providing building frontage along 

the majority of the property.”

Site plan

Stated Hardship:

• The applicant states their hardship is due to a drainage swale on the western side of 

their property preventing further buildings on that side of property.  

Spirit and Intent:

• They state they are meeting the purpose and intent by providing building frontage on 

the majority of the property.  
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SOHO
Variance

Site Drainage

Staff Analysis of Request

Variance Request Factors

Does strict 

enforcement of 

the code cause 

undue hardship 

due to 

circumstances 

that are unique 

to this property?

No, the natural drainage of the site is in the 

middle and the development proposes 

moving the natural flow to the west.  The 

plans are short 1% and they could widen the 

patio or one of the buildings by 6 feet to 

meet the requirement.  

Analysis:

• Staff finds the hardship was created by changing the natural flow of the property; 

however, most of the build-to requirement is being met.  

C-3 (Neighborhood Commercial): The purpose and intent for areas designated as 

Neighborhood Centers on the city’s Comprehensive Growth Map.  The ideal application of 

this district is the development of a compact, mixed-use, neighborhood-oriented 

environment that transitions into lower density residential near Neighborhood Center 

boundaries.  This district allows uses that provide essential goods and services to 

surrounding neighborhoods in a way that promotes placemaking and pedestrian 

accessibility.  It is also intended to encourage medium-density residential development 

such as townhomes, bungalow courts, and other multi-unit or attached single-family 

housing types.  Because the permitted non-residential uses are intended to be integral to 

the functions of a neighborhood, emphasis is placed on design and neighborhood 

compatibility. Sec. 14-710 (a). 

6Page 45 of 47



SOHO
Variance

Site Plan

Staff Analysis of Request

Variance Request Factors

How is the spirit and 

intent of the code 

being met?

Mostly. The spirit and intent of this requirement is to 

create a walkable environment for pedestrians to be able 

to peer into storefronts or outdoor spaces like patios and 

plazas.  The applicant is meeting more than the 

requirement with 66% in the build-to zone on the north 

side and only short 1% on the south side of the 

development.  

Can the difficulty be 

obviated by some 

feasible method 

other than a 

variance?

Yes, the developer could widen one of the buildings or 

patios by 6 feet.  

Analysis:

• Staff finds the spirit and intent of the code is mostly being met.  The buildings to the 

north are in the build to zone 66% of the frontage.  The southern property is short by 1 

% or 6 feet. 

• The variance can be avoided, but would require 6 feet of additional building in the build-

to-zone.  

C-3 (Neighborhood Commercial): The purpose and intent for areas designated as 

Neighborhood Centers on the city’s Comprehensive Growth Map.  The ideal application of 

this district is the development of a compact, mixed-use, neighborhood-oriented 

environment that transitions into lower density residential near Neighborhood Center 

boundaries.  This district allows uses that provide essential goods and services to 

surrounding neighborhoods in a way that promotes placemaking and pedestrian 

accessibility.  It is also intended to encourage medium-density residential development 

such as townhomes, bungalow courts, and other multi-unit or attached single-family 

housing types.  Because the permitted non-residential uses are intended to be integral to 

the functions of a neighborhood, emphasis is placed on design and neighborhood 

compatibility. Sec. 14-710 (a). 
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SOHO
Variance

Recommendation

• CONSIDER the request to vary from the 

required 60% required façade in the build-
to-zone on the south side of the 
development.

Aerial Map

Public Input:

No public input received.

Recommendation:

CONSIDER the request to vary from the 60% required façade in the build-to-zone on the 

south side of the development. 
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