TOWMATE LLC
DECEMBER 4, 2013

Planning &Environmental Services
Planning Division

905 NW 8" Street

Bentonville, AR 72712

Phone: (479) 271-1003

Fax: (479) 464-6170

Email:  rinkey.singh@bentoncountyar.gov

Benton County Planning Board
Ashley Tucker, Chairman

Mark Curtis, Vice Chairman

Jim Cole, Member

Ken Knight, Member

Starr Leyva, Member

Rick Williams, Member

REVISIONS TO AN APPROVED SITE PLAN
PLANNER’S TECHNICAL REPORT

15704 East Hwy 12, Rogers, AR 72756

EXECUTIVE SUMMARY
The applicant TowMate LLC is an existing business in the Prairie Creek area of Rogers, Arkansas. On April 3, 2013, the
application to construct a building for the assembly and shipping of the wireless lights was approved by the Planning Board. As
part of the site plan review process, stormwater considerations were reviewed in-depth and the applicant’s engineer, Davis
Engineering, provided a detailed site drainage report and a hydrology report.

In August 2013, Northwest Arkansas experienced heavy rains which were declared an emergency event. The subject land along
with many other properties experienced substantial flooding and the dry creek beds conveyed large volume of fast moving water.
Following a site visit conducted by staff on August 8, 2013, and as required by the Planning Board, staff sent a letter dated
September 12, 2013 to the applicant requesting verification of engineering studies and analysis to ensure adequacy of Stormwater
management on site. During site visit, staff also noted that gravel removed from Bear creek was stockpiled at the employee
parking area located on the north-east part of the site. In addition staff also requested a verification of the final building elevation.

Subsequently, on November 12, 2013, the applicant submitted a drainage report and a revised site plan. Following is a summary
of the requested revisions and staff’s review:

1. Redesign the Stormwater management measure on the east side of the building by creating a 6 foot wide and 18” deep open
drainage channel on the east side of the building and an 18” deep rainwater garden.

2. Raise the employee parking located on the north-east part of the subject land, close to Bear Creek, above the existing grade
and provide a 4feet high wood privacy fence along the west and south sides of the parking area.

Staff’s comments:
e  Applicant is required to obtain a permit from the Army Corps of Engineer to realign the existing drainage channel.

o  Staff has concerns that the cross section indicates the building pad to be higher than the adjacent property to the east; this
will cause flooding on the adjacent property. Staff requires that the applicant include existing and proposed grades on the
cross section and verify the measures for protection of the adjoinin% property during a flood event. Provision of a berm
may be necessary to prevent flooding. The “as built” elevation of the building is also required to be confirmed.

e  Provision of raingarden will help in improving the quality of runoff from the parking/loading area. A cross section of the
raingarden and Maintenance schedule is required to be included.

e Applicant was requested to provide detailed calculations showing the run off received on-site and the adequacy of the
design of the Stormwater management measures, however this information is not available.

e  Applicant is required to confirm if the employee parking will be raised 2 feet or 3 feet above the grade. The cross section
indicates 3 feet while the text on the site plan indicates 2 feet elevation above the adjacent grade.

e  Applicant indicates that an 18” deep and 2 feet wide swale will be provided at the perimeter of the raised parking area.
Based on a review of the overall topography of the area, it is evident that the land is relatively flat and has been subject of
ﬂoodmg w the phast. Raising the employee parking area may negatively impact the adjacent property accommodating a

ouse to the south.

e  Applicant is required to submit proof of notification to abutting property owners.
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PROJECT INFORMATION
Applicant/Owner: Tow Mate LLC
Address of subject property: 15704 East Hwy 12, Rogers, AR 72756
Parcel ID: 18-03384-006
Parcel Size: 3.90 acres
Current Land Use: Building under construction for TowMate LLC office
Proposed Revisions: 1. Redesign the Stormwater management measure on the east

side of the building. Create a 6 foot wide and 18” deep open
drainage channel on the east side of the building and an 18” deep
rainwater garden. Raingarden with wetland plants are identified on
the site plan. A cross section of the drainage channel is also
included on the site plan.

2. Raise the employee parking located on the north-east part of
the subject land, close to Bear Creek, above the existing grade.

Attachments: The following drawings and documents are attached:
1. Location Map- 15704 East Hwy 12, Rogers, AR

2. Proposed Site Plan
3. Applicant’s written description of the proposal

PLANNING ANALYSIS

Description of Property and Surrounding Area

The subject property is municipally known as in 15704 East Hwy 12, Rogers and is located outside the
corporate limits of City of Rogers in the Prairie Creek area.

The overall land area is 3.90 acres and is currently under construction in accordance with the approved
site plan. There is very little existing tree cover on the property. The parcel topography is flat with
frontage along Highway 12. Bear Creek runs across the west and northern boundary of the property. A
box culvert is located along the south-east property limit that conveys Stormwater from the properties to
the south, under the highway. In its undeveloped state, the subject lands provided the overflow area for
Stormwater conveyed from the culvert. An open drainage channel exists on the adjacent property to the
east that has not been maintained for years. The property is in close proximity to Beaver Lake, thus, acts
as a catchment area for a larger offsite Stormwater runoff area. Please see Location Map attached.

In accordance with the Engineer’s note on the site plan the property does not lie within a flood zone. The
subject land is located within an MS4 stormwater area.
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BACKGROUND

On April 3, 2013, the application to construct an 11,124 sq. ft. building for the assembly and shipping of
wireless lights was approved on the subject lands. This development is related to the TowMate operations
in near proximity located at 15827 Serenity Point Lane, Rogers.

As part of the site plan review process, Stormwater considerations were reviewed in-depth and the
applicant’s engineer, Davis Engineering, provided a detailed site drainage report dated March 12, 2013
and a Hydrology Report dated March 26, 2013. As a Stormwater management measure, a rain garden
along the east side of the building was approved that was designed to carry a 100 year storm event.
Although staff had expressed their concerns with the stormwater runoff on the property, impact on the
adjacent neighbors and the adequacy of the design, the engineering analysis confirmed that the design
addressed the Stormwater considerations.

In August 2013, Northwest Arkansas experienced heavy rains which were declared an emergency event.
The subject land along with many other properties experienced substantial flooding and Bear Creek and
the box culvert conveyed large volume of fast moving water, flooding the subject lands. Following a site
visit conducted by staff on August 8, 2013, and as required by the Planning Board, staff sent a letter dated
September 12, 2013 to the applicant requesting verification of engineering studies and analysis to ensure
adequacy of Stormwater management on site. Further, staff noted that gravel removed from Bear creek
was stockpiled at the employee parking area located on the north-east part of the site. Staff also requested
a verification of the final building elevation. Subsequently, on November 12, 2013, a drainage report and
revised site plan was submitted.

TECHNICAL REVIEW OF SITE PLAN

Site Services - Drainage/ Stormwater Management Plan

Required: Applicant is required to indicate on plan storm drainage infrastructure and off-site drainage
study. If study indicates an increase in peak flow discharge downstream, the developer shall construct a
detention facility or an alternative LID methodology that shall control the peak runoff rate. The County
also recommends minimizing impervious surface to limit the need for such facilities.

Comment: Applicant has proposed a revised Stormwater management measure that includes a
combination of a raingarden and a drainage channel on the east property line.

Proposed Raingarden- An 18” deep rainwater garden is proposed with wetland plants that are
identified on the site plan. No other details are available.

Drainage Channel- a 6 foot wide and 18” deep open drainage channel on the east side of the
building is proposed to clearly define the Stormwater runoff. This drainage channel aims to
reroute the existing ill-maintained channel on the subject lands. The cross section of the drainage
channel indicates the building pad to be higher than the adjacent property to the east; this will
cause flooding on the adjacent property. Staff requires that the applicant include existing and
proposed grades on the cross section and verify the measures for protection of the adjoining
property during a flood event. Provision of a berm may be necessary to prevent the flooding. the
“as built” elevation of the building needs to be verified on the site plan.
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Applicant is required to submit a revised detailed drainage and hydraulic Study along with a description
of the revisions to clarify the changes considered in the revised Stormwater measures and the adequacy of
such measures.While staff acknowledges that this area of Prairie Creek does not lie in a FEMA
designated floodplain, the subject lands are vulnerable to potential flooding considering its location as a
catchment area close to Beaver Lake.

The site does lie within a County MS4 area. Therefore any land disturbance requires a separate
stormwater permit.

Parking Buffer

Required: Adjoining incompatible uses should be screened with landscaping, walls, berms, or similar
treatments.

Comment: The applicant has proposed a 4 feet high wood privacy fence along the south and west sides of
the elevated employee parking area to buffer from the adjacent residential units.

The parking area will be gated and will require ramp access. Applicant is required to confirm the
anticipated hours of use of this parking area. The applicant may consider relocating the gated access to the
north to prevent potential conflict with the residential driveways to the east and west along TowMate
Lane.

STAFF’S COMMENTS

o Applicant is required to obtain a permit from the Army Corps of Engineer to realign the existing
drainage channel.

o Staff has concerns based on the review of the cross section ‘A’ shown on the site plan that indicates
the building pad to be higher than the adjacent property to the east; this will cause flooding on the
adjacent property. Staff requires that the applicant include existing and proposed grades on the cross
section and verify the measures for protection of the adjoining property during a flood event.
Provision of a berm may be necessary to prevent flooding on the adjacent property.

e Provision of raingarden will help in improving the quality of runoff from the parking/loading area. A
cross section of the raingarden and Maintenance schedule is required to be included.

e Applicant was requested to provide detailed calculations showing the run off received on-site and the
adequacy of the design of the Stormwater management measures, however this information is not
available.

e Applicant to confirm if the employee parking will be raised 2 feet or 3 feet above the grade. The
cross section indicates 3 feet while the text on the site plan indicates 3 feet elevation above the
adjacent grade.

e In accordance with cross section ‘B’, an 18” deep and 2 feet wide swale will be provided at the
perimeter of the raised parking area. Based on a review of the overall topography of the area, it is
evident that the land is relatively flat and has been subject of flooding in the past. Raising the
employee parking area may negatively impact the adjacent property accommodating a house to the
south.

e Applicant is required to verify the building elevation for “as built” conditions.
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o Applicant is required to confirm the anticipated hours of use of this parking area. The applicant may
consider relocating the gated access to the north to prevent potential conflict with the residential
driveways to the east and west along TowMate Lane.

CONCLUSION

The applicant aims to address the on-going Stormwater and flooding issue on-site. While the proposed
development in itself does not create substantial run offs, the site receives substantial off run off due to its
location on the lower elevation, few feet away from Beaver Lake. As evidenced during a recent flood
event in August, Stormwater management is an essential aspect of the development which requires
detailed engineering analysis.

The applicant has proposed an alternative Stormwater management approach, however, detailed drainage
study or hydrologic study is not provided to verify the adequacy of such an option. Further, considering
the sensitive topographical conditions and that the adjoining lands are flat with very little grade change,
any change to the site topography requires detailed analysis to alleviate negative impact to adjacent
properties; otherwise water logging may be inadvertently created.

A review of cross sections provided on the site plan for the realigned drainage channel as well as the
elevated employee parking seems to indicate that the adjacent properties will be flooded. Applicant is
required to review and propose appropriate mitigation measures and to justify the elevation change.

Any updates from the Army Corps of Engineers for re-routing the open drainage channel needs to be
provided. A permit from the Army Corps of Engineer will be required. Further, applicant is required to
provide proof of notification to the abutting property owners.

The applicant is required to submit the required studies and revised details to planning staff by December
13, 2103 to be able to attend the Public hearing scheduled on December 18, 2013.
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LOCATION MAP - 15704 East Hwy 12, Roagers, AR 72756
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OVERALL SITE PLAN-15704 East Hwy 12, Rogers, AR 72756
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TOWMATE
REPORT ON
REVISIONS TO APPROVED GRADING/DRAINAGE PLAN
NOVEMBER 2013

During construction of the approved project it has been determined by the
Owner, Engineer and County Planning that certain revisions would help
improve the current drainage situation at this site. Currently stormwater
that passes beneath Hwy 12 through an existing box culvert flows onto the
Towmate property as well as property to the east. The drainage channel to
the east property has not been maintained through the years. It is wooded
and during major rain events the water sheet flows onto both properties
before reaching the Bear creek to the north of both properties.

The Owner proposes to define this channel conveyance. To do this the
channel would need to be relocated onto the Towmate site per the revised
plan. This would allow the Towmate Owner to maintain the channel. The
Owner will provide a berm on the east side of the proposed channel to help
protect the adjacent property owner to the east from the channelized
stormwater runoff. This work would vastly improve drainage capabilities at
the site.

The Owner proposes to ‘waste’ the excavated material from the proposed
channel onto a previously designated employee parking area on the
northeast corner of Owner's property. This area will be approximately 2°-3
high with gravel excavated from the proposed channel. Drainage swales
will be constructed around this fill area to route stormwater to Bear Creek.

The Owner has installed 3-36" culverts under Bear Creek for an approved
creek crossing (by the Army COE). These have become plugged during a
recent major rainfall event. The Owner is aware of this and will be
cognizant to prevent debris and sediment from clogging these culverts to
prevent conveyance along Bear Creek to Beaver Lake.

Gary A. Davis, P.E.
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