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introduction
Communities across the country have been rediscovering
historic downtowns as the center of civic life and a source of
community and cultural identity. The recent resurgence of
downtown Siloam Springs is indicative of this movement. In
just the past eight years, over 17 buildings have been renovated, 21 new businesses have opened (adding a net of 75 new
jobs), and an estimated 10.3 million has been reinvested in
property purchases, building renovation, and public improvement projects. Siloam’s recent successes make this town a
leader among its peers. Arkansas Business designated Siloam
Springs a “City of Distinction” in 2013 for its Main Street
Preservation efforts. In January 2014 Siloam Springs received
several Main Street Arkansas Awards, including the Spirit of
Main Street Award, Best Web Presence/Use of Social Media,
Outstanding Executive Director (Meredith Bergstrom), Best
Window Display (Siloam Flowers), 2013 Main Street Hero
(Ron Drake) and Best Total Building Renovation (28 Springs).
Building upon this success, in 2014 the Downtown and
Connectivity Master Plan was launched. The purpose of this
plan is to continue preservation and improvements in downtown’s built environment through infrastructure and facility
planning, to realize a more vibrant urban core. A particular
focus is placed on opportunities to leverage and enhance
public assets such as Siloam’s park spaces, Sager Creek, the
off-road trail system and the original Spring sites; to create
walkable and bikable downtown streets; and to promote
further economic development. In addition, the plan seeks
to create better connections between downtown and its surrounding neighborhoods, John Brown University, and other
assets in the City and region. This plan can positively impact
the quality of life for all members of the Siloam Springs community: a stronger, improved, more connected downtown
directly benefits downtown business owners and residents,
and is a resource that is also used by all city residents and
visitors.
In March 2014, a public charrette was held to generate
ideas and create a community-based vision to direct future
improvements, growth, preservation, and economic vitality. This report summarizes that planning process and the
resulting recommendations. It also includes a strategy for
near-term and long-term improvements to realize the vision.
The Downtown and Connectivity Master Plan can be used by
the City, business and property owners, community leaders
and city residents as a roadmap to guide future change and
improvements.

1.2
07.28.14

top: Community members work together to draw their ideas for future
improvements at the charrette Hands-on Design Session.
bottom: The planning charrette was widely-advertised to encourage community participation, including bilingual postcards and posters, banners
posted downtown, and mailers sent to City residents.

“The Downtown & Connectivity Master Plan will provide a 5-7 year
phased implementation plan for improvements to the downtown core
as a district and in its relative connectivity to other major assets in
Siloam Springs. The purpose of the plan is to address downtown
revitalization as an economic development strategy that will drive 1.3
wellness and quality of life improvements in Siloam Springs.”
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downtown history
Establishing a robust downtown with high quality public spaces is not a new idea for Siloam Springs. Incorporated in 1881,
the town has always been known for the natural beauty of
Sager Creek and its surrounding park spaces. Historic postcards showcasing the town’s natural assets describe Siloam
as “In the Heart of the Ozarks -- A City of Springs and Parks”.
The downtown has also historically been the center of community life; many historic photos document community gatherings in the downtown’s public spaces: in City parks, along
Sager Creek and on St Nicholas Avenue (today Broadway).
The evolution of Siloam’s downtown from the earliest settlers through today, is well documented at the Siloam Springs
museum, through photos, maps and texts such as Don
Warden’s Images of America: Siloam Springs. In the 1880s,
Siloam became a popular and prosperous summer health
resort because of the reputed healing powers of its spring
waters; two of the original springs sites are still accessible
today in city parks (Siloam Springs and Twin Springs). The
town’s original main street and earliest buildings are located
along what is today Wright Street, adjacent to City Park and
the Siloam Springs site.
The coming of the railroad in 1893 brought an era of sustained growth. Over time the town’s main street and center
of merchant activity focused along St. Nicholas Avenue
(today Broadway Street), terminating on Twin Springs Park.
Most of the buildings now standing in downtown were built
between 1894 and the beginning of the Great Depression.
Recent history has seen a shift in economic focus to food
processing and light industry. “The Bypass”, also known as
highway 412, was built in the 1960s as a more direct eastwest regional transportation route. For a while, new growth
along 412 came at the expense of downtown and many out
of town visitors began to think that 412 was the town. This
began to change again in the early 2000s, primarily due to the
efforts of the Main Street program. Today, downtown once
again has a growing mix of offices, retail, restaurants, and
apartments, and an energetic and entrepreneurial business
community. Recent improvements, such as brick sidewalks
and pedestrian-scaled lighting, new pedestrian bridges, and
restoration and repair of the creek wall and dam all work to
enhance the unique appeal of Siloam’s historic downtown.
The town’s historic roots provide an authentic charm that
attracts new residents and visitors; continued preservation
and enhancements that are faithful to this history are fundamental to downtown’s future growth and longevity.
top: Community gathering at City Park
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middle: Sager Creek dam, Lovers Lane path and steps. Lovers Lane was
once a wide, well-maintained path between downtown and the neighborhoods on the bluff above Sager Creek.
bottom: Morris Hotel, built in 1899, located at what is now the intersection
of Broadway and University.
Images courtesy of Dan Warden, Siloam Springs Museum; and the City of
Siloam Springs.

top: The physical framework of downtown, including Sager Creek, Twin Springs Park, and street-oriented main street buildings along St Nicholas Avenue
(today Broadway), are all evident in this map from 1914.
bottom left: St Nicholas Avenue (today Broadway Street) looking south; the poles in the middle of the street not only divided the northbound and southbound lanes but also provided additional space for parking.
bottom right: Youree Hotel (formerly the Morris Hotel); the balconies on the building that are seen in earlier photos were removed when they became
unsafe. Following a major fire in 1970s, the third floor seen here was removed. Today this building houses the City Barbershop.
Images courtesy of Dan Warden, Siloam Springs Museum; and the City of Siloam Springs.
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current conditions

BENTON

Although there have been many changes over time, the key
placemaking features of downtown Siloam Springs evidenced
in the earliest maps and photos remain important characterdefining assets today. A review of current conditions reveals
a series of patterns: the natural framework of Sager Creek
and the park spaces wrapping the downtown; a pedestrianscaled, connected grid of streets connecting downtown and
surrounding neighborhoods, interrupted only where street
connections are not possible due to impressive topography;
and street-oriented, primarily attached, main street buildings
in the downtown core surrounded by detached single-family
homes.

UNIVERSITY

Broadway Street, Siloam’s main street, comprises the central
“heart” of downtown. One- to two-story buildings define
the edge of brick sidewalks. The essential elements of a
traditional, pedestrian-friendly main street are all present:
on-street parking, shopfronts, street trees, pedestrian-scaled
lighting, and benches. There are opportunities to further
augment these details (for example, add more benches or
replace trees in select locations), to further enhance the
walkable environment found here.
South of Broadway is Twin Springs Park and a large vacant
site where the Siloam Springs hospital was formerly located.
Planned to be the future location of the City library, this
vacant site holds great opportunity for additional community
destinations and amenities to be located within a short walk
of downtown shops and services.
To the west is Mt. Olive Street, a busy north-south street that
connects downtown to Highway 412. Mt. Olive and University
Street are primary thoroughfares which contain additional
downtown shops and businesses. The oldest structures in
town are located in this area surrounding Wright Street, the
original town main street, and some of these buildings have
recently been rehabilitated. City Park, currently home to the
farmers market and countless community events, is located
here as is Siloam Springs, the natural springs site which gives
the town its name. University Street connects downtown
to John Brown University; this street is paralleled by the
Dogwood Springs off-road trail and Bob Henry park.
East Main Street is the central spine of the eastern side of
town. Bridging between downtown and Highway 412, East
Main contains primarily neighborhood-serving shops and
businesses. Moving to the eastern edge of the study area the
street includes industrial uses such as the Simmons processing plant and the Siloam Springs metal recycling center.
Maps and photos on the following pages further describe the
key attributes of the existing conditions downtown.

Broadway Street
top: Street-oriented buildings line sidewalks along Broadway Street.
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middle: Cafe on Broadway, a successful, recent building reuse and rehabilitation made feasible by a district parking ordinance which allows required
parking to be located off-site in the downtown area.
bottom: Awnings and colonnades along Broadway provide shelter for
pedestrians.
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Twin Springs Park and Environs
top: Twin Springs Park gazebo adjacent to Sager Creek.

1.8

middle: View across the park and Sager Creek to the downtown businesses on Main Street and Broadway.

07.28.14

bottom: Twin Springs, one of the natural springs sites that gave purpose
to the historic town.

top: The Moss House, a historic home with panoramic views of downtown.
Currently owned by the REACH foundation, the house was most recently
used in conjunction with the Siloam Springs hospital.
middle: The expansive vacant lot where the hospital was formerly located.
bottom: Sager Creek Arts Center is located in a former church sanctuary,
which provides a prominent historic presence on Twin Springs Park.

Parcels and
Building Footprints
Building footprint patterns
clearly differentiate the
attached, mixed-use main
street environment found
in the downtown study area
from surrounding single family detached residential homes
in City neighborhoods.

Street and Trail
Network
Downtown Siloam Springs
contains a traditional, connected network of streets,
scaled to give pedestrians
many options and points of
connectivity. This fine-grained
street network is interrupted
by Sager Creek as it winds
through downtown.
The
Dogwood Springs Trail (in purple) provides a link to other
city assets as well as a recreational opportunity; this trail
is primarily off-road, except
for a short segment through
downtown along University
and Broadway.
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Mt. Olive, University Street & City Park
top: The City Park gazebo terminates Wright Street.
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middle: Historic building recently rehabilitated on Wright Street, the
original main street of Siloam Springs.
bottom: Mt. Olive Street, looking north. Visible on the west side of the
street is the City parks & recreation office, fire station, and the historic
Community Building. The east side of the street contains downtown
businesses intermixed with parking areas.

top: The Crown Hotel, the oldest building in Siloam Springs, located at the
intersection of University Street and Wright Street.
middle: Siloam Springs, the natural springs site that the town is named for.
bottom: Street-oriented buildings along University Street face City Park.
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bottom left: City Park; residential neighborhoods are visible on the bluff
beyond, overlooking downtown and Sager Creek.
bottom right: Bob Henry Park and the Dogwood Springs trail along
University Street.
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East Main Street and Environs
top: Main Street, looking west. A building used to occupy this vacant lot
on Broadway that terminates the street view.

top: The western end of East Main Street has sidewalks and pedestrian
scaled lighting leading to downtown.

1.12

middle: Main Street bridge crossing Sager Creek, connecting East Main
Street to downtown.

07.28.14

bottom: The Dogwood Springs trail borders Washington Street and Sager
Creek on the east side of downtown.

middle: East Main Street and Britt Street is a center of neighborhoodserving businesses that cater to the local Hispanic community. The physical
conditions, including aging structures and challenging pedestrian conditions, could be improved to better meet community needs.
bottom: Moving east, East Main Street transitions to an industrial character.

Topography
Sager Creek creates impressive topography in the downtown area. The steepest
slopes are observed when
the topographic lines (in purple) converge closest together. The lowest areas are along
the creek, shown here in the
lighter shades. The highest
land is shown in the darker
shades.

Flood Data and
Contour Lines
(Data from 2007)

Sager Creek
Floodway
100 year
500 year

Sager Creek creates a flood
risk to downtown, as evidenced by the historic floods
in the area. The floodway,
(shown here in yellow), is an
area where new development is restricted due to high
risk. Also shown is the 100
year floodplain (1% annual
chance of flood hazard) and
500 year floodplain (.2%
annual chance of flood hazard). It should be noted that
these areas were mapped
prior to recent improvements
to the Sager Creek waterway
and dams, which improves
water management and
reduces potential for area
flooding; a reassessment will
result in changes to this map
to reflect the reduced risk.
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previous studies
At the onset of the planning process, the consultant team
reviewed relevant, previous, and ongoing studies. A brief
summary of relevant documents that informed the plan follows; full copies can be viewed online at siloamsprings.com
or mainstreetsiloam.com.

ARTS

Main Street
I N C.

SILOAM
SPRINGS
E S T.

1880

Forward Siloam Springs

ENTERTAINMENT

The plan includes Core Values, which are the foundation by
which a vision is cast, and from where development goals
and objectives are born. These Core Values include a desire
to “Improve and Enhance the Downtown”. Specific goals
include improving signage, encouraging more retail, maintaining downtown as a central hub of activity, improving
appearance through revitalization, and expanding parking.
Regarding connectivity, Core Values include, “Integrate all
transportation systems into a multi-modal system for community-wide mobility”; “Improve sidewalk connectivity and
linkages”; “Allow for expanded bicycle and walking trails”;
“Improve and expand the trails system”; “Redevelopment
and street improvement of E. Main St corridor”; and “Public
transportation/ bus shuttle service, and a fixed route east/
west between JBU and Wal-Mart”.
Some of the ideas in the Plan have already moved forward
to implementation, such as improvements to downtown signage, sidewalks, the trail systems and Sager Creek. Forward
Siloam Springs remains a general framework to guide
improvements and new development citywide; the ideas of
the Downtown & Connectivity Plan should be used to update
the vision and recommendations for the downtown area.





The Downtown Dashboard is an economic snapshot of
downtown Siloam Springs completed in 2013, summarizing
the retail, office, and residential markets. Sponsored by the
Northwest Arkansas Council, a series of Dashboards have
been done for communities in the region. Some highlights
for Siloam Springs include:
•

Retail: At the time of this study there was 100% capacity
of the 176,072 s.f. of retail space downtown. In addition,
2013 saw a 55% increase in retail sales in the downtown
area over the previous year. An analysis of retail sales
and expenditures by downtown residents indicates this
increase is attributed to consumers who live outside the
downtown area, suggesting an “opportunity surplus”, or
opportunity for more retail shops to satisfy the surplus
supply of consumers.

•

Office: As of 2012, downtown Siloam Springs had 121,692
s.f. of commercial office space representing 62.3% of the
total Siloam Springs office market. Construction of new
office space has remained flat since 2008; this was surprising, given the low vacancy rate and growing demand
within the office sector.

•

Residential: In downtown Siloam Springs, average sales
price per square foot has declined since a high in 2008
(comparable to national trends). Prices per s.f. should
increase based on the strong indication of average list
prices to sales price ratio remaining above 90% since
2008. In addition, the gap between list price and sales
price is closing, indicating the market is beginning to stabilize, and will possibly see some increase in value over
the next few years.
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The City’s 2030 Comprehensive Plan, called “Forward Siloam
Springs”, was approved by the Board of Directors in 2008,
following a two year process of public meetings, visioning
sessions, and monthly steering committee sessions.




RETAIL

Market Potential Analysis and
Recommendations for Downtown

Maxfield Research analyzed downtown market potentials
in 2003. Based on evaluation of housing, office and retail
demands as well as potential development sites and projects,
the report’s recommendations focused on renovation of historic buildings and redevelopment with smaller infill projects,
including the following:
•

Housing was recommended within existing buildings, primarily second-story spaces, and some infill townhouses.
Due to limited competition and downtown’s walkability,
senior housing offered a particular opportunity.

•

Office potentials ranged between 4,600 and 10,000
square feet from 2003 to 2010.

•

The report identified potential for specialty goods retailers to occupy an additional 9,000 to 14,000 square feet
of space, focusing on goods not offered in local shopping
centers.

•

The recommended reuse of the existing Post Office building included a full-service restaurant, a used bookstore
and a coffee shop.

•

Because the Downtown Core lacks large sites, larger
retailers and office buildings could be developed along
East Main Street along with housing.

•

The south Mt Olive corridor should be linked promotionally with the Downtown Core to expand its market
appeal.

2006 / 2010 Downtown Parking Study

The City’s 2006 Downtown Parking Plan pertains to parking
management and improvements in the historic downtown. A
Parking Committee of residents and city staff was established
to develop a parking management system that enhanced
the downtown, with anticipation that parking needs may
increase as the area becomes more fully occupied. Plan
recommendations included parking lot land purchase; adding
parking on N. Broadway; instituting 2-hour parking time limits
on Broadway and University; establishing long-term parking
areas, including new long-term parking lot construction, and
construction of a parking structure if/ when needed.
The Downtown Parking Plan did not specify a time period to
implement plan recommendations; implementation would
proceed as needs arise. With this understanding, a needs
analysis to make an assessment on the time frame to implement two hour parking restrictions was completed in 2010.
This new study went into greater depth and focused on the
centralized area where the greatest parking demand was perceived. The quantity of available parking spaces, their location, and the turn over of parked vehicles was documented at
specified observation times over two weeks.

Key findings include:
•

59.6% average occupancy of 38 parking spaces

•

Of vehicles which were parked at any given time, 36.4%
parked more than two hours; of this group of vehicles,
69.8% parked from 2 – 4 hours, 13.7% parked from 4 – 6
hours, 12.3% parked from 6 – 8 hours, and 4.1% parked
greater than 8 hours.

•

Out of all parking spaces available, 14.5% of the spaces
are occupied by vehicles which parked for more than
two hours.

The data suggested that at the time of the analysis there was
not a severe long term parking shortage. Staff recommended
delaying implementation of two hour parking restrictions
until such a time when a minimum 30 - 40% of the vehicles
are consistently parking over two hours thereby limiting
parking availability for short term users. This study also noted
that the estimated cost of hiring an employee to enforce two
hour parking for one year would fund the proposed parking
lot at Central and Maxwell St. With limited funds available,
there may be a greater, more immediate impact made if
the funds went directly into this new parking facility, adding
capacity, rather than increasing turn over for approximately
15% of the total parking spaces.

Master Street Plan 2014

In accordance with the Comprehensive Plan, the Master
Street Plan delineates current and future streets throughout
the City. It provides guidelines for street design and development, to coordinate public and private sector activities and
serve as a framework for funding improvements and additions to the street system.
The Plan classifies streets as Principal Arterial, Minor Arterial,
Collector, Major Local, Minor Local, and Alleyway. All streets
are designated to one of these six classes; typical design standards and specifications are provided to guide new development and street improvements citywide. There is flexibility
to alter these standards based on specific needs and desired
affects (such as existing width constraints, response to historic settings, and traffic calming). Given the unique, walkable, historic nature of the Downtown area, context-sensitive
design solutions are needed for future improvements (which
may vary from the citywide standards). Chapter 4 of this
report provides guidance and recommended standards for
streets in the downtown area.
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transportation overview
As evidenced by historic photos, the streets in downtown
Siloam Springs were traditionally spaces that pedestrians
and automobiles jointly used to navigate the City. Historic,
traditional towns have a naturally walkable grid of streets;
these streets were designed for the needs of people first,
with connected streets and sidewalks. Cars were added to
the mix after the layout and design grammar had already
been established.
During the mid 20th century, vehicle mobility became a
key design assumption in transportation planning. Many
suburban-style communities built throughout the United
States at this time reflect this policy. It was common for one
set of design standards to be assigned to all roads – resulting
in mixed-use “in-town” streets (which should be highly walkable to remain economically vital) designed and constructed
with suburban, auto-oriented design details at the expense
of pedestrian needs.

A Context-Sensitive Approach

Over the past decade, a new understanding for transportation planning has emerged. A reinstitution of walking and
cycling is increasingly desired; this diversity of travel modes is
seen as the new freedom for many travelers, including both
recent graduates and senior citizens. To make this possible, a
“Complete Streets” design approach is needed, encouraging
more modes of travel (pedestrian, bike, and vehicular) to be
accommodated on streets. This calls for different design solutions for different urban contexts:
•
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A “Compact Urban” context (such as a downtown)
calls for a healthier balance of relative speeds between
modes. Slower motor vehicle speeds (below 35 mph) are
preferred/ideal on many streets to facilitate pedestrian
and bicycle activity.

•

A “Suburban” pattern, with a less connected street
network and segregated land uses, calls for more physical separation of modes due to incompatible operating
speeds (fast moving cars and slower moving bikes and
pedestrians). The separation can be achieved spatially,
with lane widening and curbs/medians, or temporally,
with separate signal phases.

This context sensitive approach, which considers the character of the surrounding land uses in the design of transportation facilities, has been successful in delivering streets and
spaces that are safe, comfortable, and multi-modal. This
method allows walkability where it is most natural—in the
compact urban core. The ITE/CNU Recommended Practice
book, titled Designing Walkable Urban Thoroughfares, has
ample description of transportation policy and design standards for roads of this type. The Florida Greenbook, Chapter
19, TND Streets, includes additional information. Both documents are peer reviewed by practicing transportation design
engineers who understand the need for walkable streets.
A major goal of this Master Plan is to establish connectivity
for all modes of travel, as a means to enhance quality of life
for the community. Plan priorities include:
•

Designing street improvements that are appropriate to
the compact urban context of downtown;

•

Prioritizing pedestrian needs on downtown streets
(this means minimizing paved surface area and width,
enhancing pedestrian access and safety, and managing
vehicle speeds so that pedestrians feel comfortable on
the streets);

•

Expanding and improving the trail system;

•

Creating designated bike routes;

•

Identifying parking solutions that are convenient and fit
current and future needs, but at the same time do not
detract from a high-quality public realm.

market overview
Prior to the charrette, the consultant team produced a
market overview that compiled basic demographic and business specific information from the US Census, the American
Community Survey, ESRI (a national data provider), and
internet research to identify opportunities and market factors
that could affect the feasibility of proposed plan concepts.
(Additional data is included in Appendix A).

the number of other family households without children
grew rapidly. These households may involve multiple
generations combining householders and their adult
children, siblings and/or parents.
•

The age of householder make-up illustrates that there is
a core group of young households. Thirty-four percent
of Siloam Springs householders are younger than 35
years as compared with 22 percent of Arkansas householders and 21 percent of U.S. householders. The City’s
31-percent share of householders 55 years or older
compares to 41 percent of Arkansas householders and
38 percent of U.S. householders. The city’s younger age
profile reflects its relative youth with more than half of
its housing built since 1980.

•

89 percent of Siloam Springs workers drive to work; this
is due in part to a lack of public transportation options
currently available. Another 6 percent walk to work and
3.5 percent work from home. Residents enjoy relatively
short commutes with the median commute time of just
over 12 minutes.

Demographic Characteristics

A close review of the demographics within the City of Siloam
Springs helped identify significant demographic characteristics. These characteristics and trends highlight the socioeconomic factors that affect real estate demand and are used
by both residential and commercial developers to determine
the viability of investing. The market for most downtown real
estate is citywide or even larger. Focusing on the study area
alone would unduly restrict consideration of the potential
market for new downtown uses.
The population and household trends in the City of Siloam
Springs provide significant insight for market conditions.
Overall, the 84-percent population growth from 1990 to 2010
outstripped the household growth at 65 percent with the
influx of larger households. The population grew from 8,176
to 15,039 from 1990 to 2010 as households grew from 3,214
to 5,306.
Population & Household Trends 1990 - 2010
• The downtown Siloam Springs population grew 20 percent from 2000 to 2013, adding 353 new residents for a
total population of 2,740. At the same time, households
grew 9.1 percent, adding 85 new households. Average
household size increased from 2.55 persons to 2.68
persons, suggesting that downtown has attracted more
families over the last decade.

Household Income
• Siloam Springs’ household incomes are similar to those
of the metropolitan area. Its median household income
of $38,750 compares to the Fayetteville-SpringdaleRogers, AR-MO metro area median of $45,466. Onethird of Siloam Springs households have incomes in the
middle-income range from $35,000 to $75,000, a rate
similar to the Fayetteville-Springdale-Rogers, AR-MO
metro area as a whole. The City’s median household
income was $38,750 in 2010. Lower-income households
making $25,000 or less, represent 32-percent of households, while high-income households making $100,000
or more represent only 11 percent of city households.

•

•

During the last decade, the average size of Siloam Springs
households increased from 2.57 to 2.73 persons. The
proportion of one-person and two-person households
decreased from 59 to 54 percent of total households,
while the share of three-person or more households
increased from 41 to 46 percent. From 2000 to 2010,
the city added 394 households with three or four persons and 267 households with five or more persons.
While the number of smaller households increased as
well, they grew more slowly than did larger households,
reflecting the dominance of single-family housing in
recent development trends.

Household Size & Type
• Within Siloam Springs, only one in four households is a
traditional married-couple family household with children. The number of family households with children
decreased slightly over the 10-year period from 1,402
households in 2000 to 1,313 households in 2010, while

As one would expect, households that own their homes
have higher incomes with a median income of $56,161
as compared with a median of $27,600 for renter households. Despite the lower median income, 776 renter
households have incomes of $35,000 or more and 431
renter households have incomes of $50,000 or more.
These renters have incomes that would make it feasible
to own their own homes; however, they may not choose
to buy a home or may have factors that prevent them
from buying. For example, households that expect
to move within a few years may be better off renting.
Households with poor credit ratings may not be able to
be approved for a mortgage. Following a divorce, one
or both parties may choose temporary rental housing as
their lives change.
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Housing Supply
•

•

•

•

•
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The Siloam Springs housing market is dominated by single-family neighborhoods, with 65 percent of the housing stock single-family detached homes. Townhouses,
duplexes, triplexes and quads represent almost 14 percent of the city’s housing stock. Multi-family housing in
structures with five or more units provide 853 units or 15
percent of the inventory. Six percent of units are mobile
homes.
Homeowners account for 55 percent of all Siloam Springs
households. While there are 2,180 renter households in
Siloam Springs; there are only 1,487 multi-family units,
indicating single-family units are being rented. That indicates that a significant share of mobile homes, duplexes
and single-family units are rented out.
Downtown Siloam Springs has a somewhat lower share
of owner households – just over half of all downtown
households – down from 53 percent in 2000. From 2000
to 2013, Downtown added 67 new renter households
and 18 new owner households, reflecting the nature of
the available properties.
In 2010, 14 percent of all Siloam Springs units were
vacant, almost two-thirds of which were rental units.
Rental units of all types had an overall vacancy rate of
18 percent, well above the 5-percent that is more typical. Ownership housing had almost three percent of the
units vacant, but that includes units that have been sold
but not yet occupied. Vacant units available for sale
represented only one percent of ownership units. Onequarter of the vacant units were characterized as not
available for sale, rent or occasional use. Most of these
were likely caught up in estates or foreclosures.
The inventory of housing by year built illustrates the community’s relative youth; the median year built is 1986. As
of 2010, just over one-quarter of the city’s housing was
built before 1970 and more than 22 percent was built
after 2000. The 2000-2010 decade generated the highest number of units for any decade.

•

•

•

Building permit data for 2000 through 2012 shows
the variability in construction levels from year to year.
Construction has declined significantly with the Great
Recession to average only 33 units annually since 2008.
The share of units in multi-family buildings was 22 percent of all authorized units; 78 percent of all multi-family
units were authorized in 2002. However, since 2005 the
City has approved several multi-family housing plans,
including 100 S. Broadway and 505 W. Benton.
The median cash rent that renters in Siloam Springs paid
in 2010 was $597. On the upper end of the spectrum,
15 percent of renters paid a gross rent of $900 or more,
including utilities.
On the for-sale side, owner-occupied housing units had a
median value of $117,308 in 2010. Correspondingly, 40
percent of the homes were valued between $100,000
and $150,000, 15 percent between $150,000 and
$200,000, and 12 percent at $200,000 or more. In
downtown Siloam Springs, the median home sales price
was $69,300 in 2012, based on sales of 21 units. The
average house sold for $86,321 and had 1,727 square
feet for an average sale price of $45.85 per square foot.
That represents a significant increase in the average size
of units sold compared with an average size of 1,348
square feet in 2008. As a result, average sales price
declined from $57.47 per square foot in 2008 while the
average sale price increased 11 percent from $77,534
in 2008. Sales trends show a stabilizing of the housing
market since the housing mortgage crisis.

Downtown Housing Potential

From 3,214 households in 1990, the city added 871 households over the next decade. Following this 27-percent
increase, Siloam Springs added another 787 households,
growing to 5,306 by 2010. According to ESRI’s forecast, by
2017, Siloam Springs is projected to grow to 5,790 households, adding 484 more households.
Downtown will have the opportunity to compete for these
new households and for existing households that may be
moving. Statistics from 2012 indicate that at least 2.7 percent of homeowners and 14.5 percent of renters moved into
their units in the preceding year. That shifting among units is
important to consider in assessing potentials for new housing.
Downtown has been successful at reinvigorating itself, filling
vacant storefronts and attracting new residents. More than
three-quarters of the vacant or underused Downtown second-floor space in 2000 has since been renovated as lofts and
apartments, meeting with good market support. As noted
earlier, owner housing in downtown and adjoining neighborhoods is stabilizing. Going forward, further improvements to
downtown’s physical environment will enhance its appeal to
a range of potential residents – both homebuyers and renters seeking different types of houses and apartments and a
uniquely historic environment.
The challenge will lie in delivering newly built units at prices
and rents supported by the market. Prices around $50 per
square foot generally do not cover the costs of new construction. For at least the short term, downtown will need to rely
on existing housing units, possibly with additional renovation
and upgrades, to meet the demand for downtown living.
Roughly 7,000 square feet of downtown’s vacant or underutilized upper-story space remains unrenovated.

On the rental side, a developer would typically need rents in
excess of $800 per month to support the cost of developing
a new apartment building. Data on prevailing rents in the
city in 2010 showed 451 units (21 percent of all rental units)
with monthly rents between $800 and $1,250. No information is available on structure type, but at least some of those
units are likely single-family houses rather than apartments.
Given the high rental vacancy rate in the city and the availability of units at much lower rents, the near-term potential
for new construction of rental units is somewhat limited.
However, unique lofts and other niche developments can
often demand higher rents.
Siloam Springs had 335 renter households with incomes
between $35,000 and $50,000 in 2010. At a typical affordability standard of spending 30 percent of income for housing, these households could afford monthly rents of $875 to
$1,250. Siloam Springs’ 431 renter households with incomes
of $50,000 or more could afford rents of $1,250 or more
per month, including utilities. Of course, not everyone will
spend the maximum amount he or she can afford if less
expensive alternatives are available and not all will be candidates for apartment living. Given household mobility, an
estimated 103 renter households with incomes from $35,000
to $75,000 will move into different rental units each year
citywide at monthly rents up to $875 to $1,875.
If appropriate sites can be made available, downtown could
support 10 to 15 units of new rental multi-family housing
annually for a total of 50 to 75 new units by 2018 and 100 to
150 units by 2023.
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Retail

In analyzing retail potentials, it is convenient to discuss downtown retail in three major categories:
•

Neighborhood Goods and Services sold in grocery stores,
other food stores, and drugstores generally used by a
close-by population who shop based on convenience;

•

Eating and Drinking in full-service and limited-service restaurants, fast food establishments and bars; and

•

General Merchandise, Apparel, Furniture and Furnishings
and Other (GAFO), often referred to as “shoppers goods”
or “comparison goods” that consumers prefer to compare when shopping. For these types of goods, which
are typically sold in department stores, shoppers are
willing to travel 10 to 20 minutes to a shopping center or
other retail cluster.

Downtown Siloam Springs draws customers from throughout
the City, serving niche markets for local goods and services.
As a result, the retail market area is defined to coincide with
the city limits, recognizing the opportunity to attract some
inflow from visitors and residents of nearby areas outside the
City’s boundaries. Consumer demand is measured in terms
of expenditure potential for retail goods, which measures the
dollars that market area residents spend in retail stores both
in Siloam Springs and beyond its borders. It relates directly to
residents’ disposable incomes and the share of that income
they devote to different types of goods and services.
Table 1.1 provides 2012 estimates of both expenditure
potential (demand) and sales by market area stores (supply)
as estimated by Dun & Bradstreet and ESRI, a national data
provider. The comparison between the market area residents’ expenditures and the sales actually achieved by local
stores can identify retail gaps and opportunities for additional
stores and sales. The sales estimates include sales in the City’s
major shopping centers, which offer residents a wide range of
choices for goods and services.

Based on the City of Siloam Springs’ 2012 retail sales and
expenditures, households spent $85.6 million dollars in
the types of retail stores that downtowns typically attract.
Overall, Siloam Springs retailers are attracting sales well in
excess of the expenditures of City residents. That suggests
a significant inflow from surrounding rural communities.
Within Neighborhood Goods and Services, unmet demand
is concentrated in beer, wine and liquor stores due to liquor
laws that have restricted sales within the City. Grocery stores
and specialty food stores also show some unmet demand as
well. The City’s drugstores (health and personal care stores)
attract more in sales from non-residents than they do from
local residents. Siloam Springs’ limited-service eating places
(e.g., McDonald’s) also attract significant sales from non1.20 residents, showing more than $11 million in inflow. The
data indicate a shortage of full-service restaurants, though
some of the loss of residents’ restaurant dollars is inevitable
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as residents celebrate occasions and dine out in Fayetteville

and other larger communities or eat out while on vacation.
The GAFO sales show a mix of significant inflow to general
merchandise stores but outflow in spending to department
stores in area shopping centers. Though the City does have
some stores that serve the local market need for clothing and
accessories, outflow for these goods is also significant, again
reflecting the drawing power of regional malls and shopping
centers beyond the City’s boundaries. The City competes
with malls and department stores, both within malls and
stand alone shopping centers and town squares. Consumers
prefer comparison shopping where they can visit several different stores when shopping for clothing and similar goods.
Capturing a major portion of the outflow of clothing and
other general merchandise sales in Siloam Springs is unlikely
without creation of a major cluster of stores, a strategy unlikely to meet with leasing success. Siloam Springs does not have
the resident population or the daytime/business population
large enough to serve as a customer base to attract such a
complementary cluster of clothing retailers. The national
and regional chains typically prefer organized shopping centers anchored by department stores to take advantage of
the customers drawn to the department stores. In addition,
the retail sector’s landscape is evolving as consumers prefer
the ease of online shopping for music, books, electronics
and other products that don’t need to fit. However, a small
complement of independent stores and boutiques could succeed based on individualized customer service and specialty
merchandise, particularly if clustered within a revitalized
district with restaurants and other attractions.
When full-service restaurants explore new sites, they seek
several fundamental elements. These include proximity to
activity generators (e.g., movie theaters), both daytime and
nighttime population that can support more than a dinner trade, a pleasing environment, convenient parking and
visibility to roads. Though downtown Siloam Springs lacks
department stores, theaters and other major anchors, its
events program and historic walkable environment have built
its visibility and role as a community gathering place. The
Sager Creek Arts Center and the Museum also attract some
potential customers.
Removal of Benton County’s ban on alcohol sales in late
2012 enhanced Siloam Springs’ ability to attract full-service
restaurants. Before the ban was lifted, only restaurants that
possessed a private club license, such as downtown’s 28
Springs, were able to serve alcohol. The Arkansas Alcohol
Beverage Commission’s (ABC) regulations limit the number of
stand-alone liquor stores in an area. Based on the population
of Siloam Springs, three liquor stores are allowed within the
City boundary.
Downtown’s daytime population is just over 3,000 workers in
businesses within three-quarters of a mile of the intersection
of Broadway and E. Main Street, an area that roughly corresponds to the study area. That helps to generate morning
and lunch sales in addition to dinner and weekend activity.

Table
Table
1.112. Siloam Springs Sales and Expenditures by Retail Category, 2012
NAICS

Industry Group

Demand (Retail

Supply (Retail

Percent of Retail

Potential)

Sales)

Sales

Number of

Retail Gap

Businesses

Neighborhood Goods and Services
445 Food & Beverage Stores
4451 Grocery Stores
4452 Specialty Food Stores
4453 Beer, Wine & Liquor Stores
446, 4461 Health & Personal Care Stores
Total Neighborhood Goods & Services

$13,559,768
$354,871
$1,364,304
$8,490,890
$23,769,833

$12,798,683
$262,005
$0
$19,240,330
$32,301,018

8.2%
0.2%
0.0%
12.3%
20.7%

$761,085
$92,866
$1,364,304
‐$10,749,440
‐$8,531,185

13
5
0
7
25

$4,260,881
$6,908,806
$864,154
$12,033,841

$3,087,035
$18,292,134
$0
$21,379,169

2.0%
11.7%
0.0%
13.7%

$1,173,846
‐$11,383,328
$864,154
‐$9,345,328

9
15
0
24

$9,649,267
$22,728,962
$5,743,555
$2,283,948
$2,808,791

$4,267,212
$85,819,254
$1,704,102
$2,596,134
$2,923,984

2.7%
55.1%
1.1%
1.7%
1.9%

$5,382,055
‐$63,090,292
$4,039,453
‐$312,186
‐$115,193

3
2
5
9
9

$1,847,772
$523,624

$2,570,554
$224,844

‐$722,782
$298,780

7
2

$175,674
$1,102,691
$838,596
$2,108,813
$49,811,693
$85,615,367

$364,087
$443,738
$337,500
$869,215
$102,120,624
$155,800,811

1.6%
0.1%
0.0%
0.2%
0.3%
0.2%
0.6%
65.5%
100.0%

Eating and Drinking
722 Food Services & Drinking Places
7221 Full‐Service Restaurants
7222 Limited‐Service Eating Places
7224 Drinking Places ‐ Alcoholic Beverages
Total Eating and Drinking
General Merchandise, Apparel, Furniture & Furnishings and Other (GAFO)
452
4521
4529
448
442
4431
451
4511
4512
453
4531
4532
4533
4539

General Merchandise Stores
Department Stores Excluding Leased Depts.
Other General Merchandise Stores
Clothing & Clothing Accessories Stores
Furniture & Home Furnishings Stores
Electronics & Appliance Stores
Sporting Goods, Hobby, Book & Music Stores
Sporting Goods/Hobby/Musical Instr Stores
Book, Periodical & Music Stores
Miscellaneous Store Retailers
Florists
Office Supplies, Stationery & Gift Stores
Used Merchandise Stores
Other Miscellaneous Store Retailers
Total GAFO
Total Retail

‐$188,413
$658,953
$501,096
$1,239,598
‐$52,308,931
‐$70,185,444

2
4
7
16
66
115

Source: ESRI, Retail MarketPlace Profile; Partners for Economic Solutions, 2014.

Table 1.2
13. Downtown and Siloam Springs Retail Sales and Businesses, 2012
Table
Retail Sales

NAICS

Industry Group

Downtown

City

Downtown as
Percent of City

Number of Businesses
Downtown as

Downtown

City

Percent of
City

Neighborhood Goods and Services
445 Food & Beverage Stores
4451 Grocery Stores
4452 Specialty Food Stores
4453 Beer, Wine & Liquor Stores
446, 4461 Health & Personal Care Stores
Total Neighborhood Goods & Services

$132,136
$0
$0
$0
$132,136

$12,798,683
$262,005
$0
$19,240,330
$32,301,018

1.0%
0.0%
NA
0.0%
0.4%

‐
‐
‐

$91,830
$0
$0
$91,830

$3,087,035
$18,292,134
$0
$21,379,169

3.0%
0.0%
NA
0.4%

‐
‐

$0
$0
$137,396
$138,321
$0

$4,267,212
$85,819,254
$1,704,102
$2,596,134
$2,923,984

0.0%
0.0%
8.1%
5.3%
0.0%

$61,348
$76,890

$2,570,554
$224,844

2.4%
34.2%

$176,001
$16,120
$0
$51,644
$657,720
$881,686

$364,087
$443,738
$337,500
$869,215
$102,120,624
$155,800,811

48.3%
3.6%
0.0%
5.9%
0.6%
0.6%

1

7
25

7.7%
0.0%
NA
0.0%
4.0%

9
15
‐
24

11.1%
0.0%
NA
4.2%

3
2
5
9
9

0.0%
0.0%
0.0%
11.1%
0.0%

1
1

7
2

14.3%
50.0%

1

2
4
7
16
66
115

50.0%
0.0%
0.0%
6.3%
7.6%
6.1%

‐
1

13
5

Eating and Drinking
722 Food Services & Drinking Places
7221 Full‐Service Restaurants
7222 Limited‐Service Eating Places
7224 Drinking Places ‐ Alcoholic Beverages
Total Eating and Drinking

1
1

General Merchandise, Apparel, Furniture & Furnishings and Other (GAFO)
452
4521
4529
448
442
4431
451
4511
4512
453
4531
4532
4533
4539

General Merchandise Stores
Department Stores Excluding Leased Depts.
Other General Merchandise Stores
Clothing & Clothing Accessories Stores
Furniture & Home Furnishings Stores
Electronics & Appliance Stores
Sporting Goods, Hobby, Book & Music Stores
Sporting Goods/Hobby/Musical Instr Stores
Book, Periodical & Music Stores
Miscellaneous Store Retailers
Florists
Office Supplies, Stationery & Gift Stores
Used Merchandise Stores
Other Miscellaneous Store Retailers
Total GAFO
Total Retail

Source: ESRI, Retail MarketPlace Profile; Partners for Economic Solutions, 2014.

‐
‐
‐
‐

‐
‐

1

1
5
7
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Some additional sales are generated by staff and visitors
to the Siloam Springs Regional Hospital to the northeast of
downtown. John Brown University, a Christian liberal arts
school with over 2,500 undergraduate and graduate students
approximately one mile west of Downtown, also helps support downtown retailers.

has reached 15 to 20 percent over the past decade. With
its lower office rents, Siloam Springs is less subject to those
rent pressures, but it would be reasonable to expect a fivepercent reduction in office space per employee. That trend
would moderate the demand for new office space from
45,000 to 33,000 square feet over the next 10 years.

Downtown Retail Potential

Downtown will compete with other parts of the city for that
demand, including the Medical Arts Center at the Siloam
Springs Regional Hospital. To the extent that new office
demand is associated with new banks and other branches
to serve new residential neighborhoods, downtown will
have a harder time competing for that growth. Continued
improvements to downtown’s physical environment should
enhance its ability to compete for office space, allowing a
potential capture of 30 to 40 percent of overall new office
space demand. This translates into future demand for
10,000 to 13,000 square feet of downtown office space for
the next decade. Existing buildings can be reused to meet
this demand; for example, the old Liberty Bank building on
East Main Street, which recently closed, could be renovated
to be used as office space. A current proposal for rehabilitation of 4,000 square feet of upper-floor space on Broadway
will meet a portion of the demand.

Based on Dun & Bradstreet and ESRI data, Downtown had
seven retail businesses in 2012 with a total of $882,000 in
annual sales, as shown in Table 1.2. The Downtown Master
Plan area accounts for 6.1 percent of the city’s retail businesses and 0.6 percent of its retail sales. The small share of
retail sales reflects the small sizes of downtown retailers in
contrast to Walmart and other chain retailers throughout the
City. That small share also offers opportunities for growth as
locally owned retailers take advantage of downtown’s historic
character and walkable environment to increase their share
of the citywide market. Retail is a constantly shifting market
with businesses entering and leaving the market at all times.
Good retailers who understand the local market, merchandise strategically, and provide personal service can find a
niche market in spite of the major competition elsewhere in
the city and the region.
The types of stores most likely to be successful in downtown
are restaurants and food establishments that can tap into
downtown’s pedestrian activity as physical improvements
encourage more and more people to gather downtown.
Other potentials include specialty retailers that range in size
from 1,000 to 3,000 square feet. While downtown does not
have the market base to support a full-line grocery store,
sufficient demand may exist to support a small convenience
retailer to supplement the weekly farmers market. As more
housing units are included downtown, this demand will grow.

Office Potential

The Siloam Springs office market encompasses a total of
195,000 square feet of space, of which 62 percent or 121,692
square feet are located downtown. Major downtown office
tenants include Allens Canning Company and Arvest Bank.
Office demand is generated by growth in the number of
employees in industries that typically locate in office space
– primarily financial activities, insurance and real estate, professional and business services, and public administration. In
smaller markets such as Siloam Springs, demand is driven by
businesses providing service to local residents, so demand
for new businesses and office space is generated by population growth. The anticipated growth in city population could
generate demand for 45,000 square feet of new or renovated
office space by 2023. However, trends in most office markets
are moving toward more efficient use of office space
1.22
as technology reduces the need for paper records storage
and new designs for collaborative work areas reduce the
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number and size of private offices. In major cities with
very high rents, the decline in office space per employee

Next Steps

Downtown Siloam Springs has the opportunity to expand its
offerings by focusing on niche markets, including:
• renovated loft housing;
• non-chain restaurants that can attract both local residents and visitors;
• arts, crafts and antique stores and other small specialty retailers;
• a wine and liquor store: and
• specialty facilities (e.g., a wellness center) that serve a
citywide market.
Realizing these opportunities will depend on coordinated
efforts that enhance downtown’s physical environment and
amenities and promote downtown activities that help build
its visitor base. With these improvements, downtown rents
and sales are likely to rise to the point where private investments will be able to cover more of the development costs.
Public/private partnerships will be essential to closing financial gaps between the costs of development and the private
investment justified by future returns.

chapter two:

designing in public
engaging the Siloam community 2.2
community kick-off meeting 2.4
hands-on design 2.6
open design studio 2.10
work-in-progress presentation 2.14

During the formation of plan ideas, opportunities for continual feedback were offered to establish and build points of consensus; this included public design sessions, large and small
group meetings, written surveys and an open design studio.
The planning team, consisting of experts in traditional town
planning, sustainable urban design, multi-modal transportation planning and economic analysis, worked with the community to define their vision for the future. The team synthesized information gathered, analyzed and tested the physical
and economic potential of ideas, turned written and verbal
feedback into illustrative design concepts for evaluation, and
produced additional concepts and strategies for downtown
improvements to achieve the community’s objectives.
The public involvement phase of the project began in February
2014. Planning team members visited Siloam Springs to tour
the downtown, conduct preliminary interviews and lead a
“food for thought” presentation. Approximately 100 participants contributed suggestions via a series of key-pad polling
questions and through an open brainstorming session. This
interactive town meeting set the tone for the project, demonstrating that issues regarding connectivity, walkability,
streetscape improvements and promoting local assets are
essential to a thriving downtown Siloam Springs.

37%

live

neither
DO YOU LIVE
AND/OR WORK
DOWNTOWN?

19%
both

29%
work

11%
no

DID YOUR
PARENTS EVER
WALK OR BIKE TO
SCHOOL?

8 9%

25%
yes

DO THE KIDS
IN YOUR FAMILY
EVER WALK OR
BIKE TO
SCHOOL?

N

O

March 31 through April 4, 2014, the planning team returned
to lead a public charrette. At the opening meeting, citizens
of varied interests and backgrounds gathered around tables
to draw their ideas for the future. The momentum from
the kick-off meeting continued during the week in an open
design studio. Each day, new individuals and organizations
visited to make suggestions and work with the designers.
Members of the planning team toured specific sites, such as
East Main Street and John Brown University, and met with
stakeholders and City officials to gather further input. A draft
version of the downtown plan was discussed at the Work-inProgress presentation held at the end of the charrette week.
Participants provided feedback about plan concepts, and
92% of audience members indicated that the plan was on
the right track.

15%

S

The Downtown & Connectivity Master Plan seeks to define a
common vision for the future of downtown Siloam Springs,
and provide a roadmap of specific improvement projects and
implementation steps to achieve that vision. To create a
plan that addresses the many perspectives found throughout
the community, an open planning process was conducted
that engaged public and private stakeholders, property and
business owners, local organizations, City staff, and many
interested residents.

YE
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engaging the Siloam community
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right: Results from a sampling of the key-pad polling questions that were
asked during public meetings in Siloam Springs.

7 5%

2.3
Citizens of Siloam Springs discuss their ideas and offer input at the Hands-on Design Session.
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community kick-off meeting
In February 2014, members of the Dover-Kohl team traveled
to Siloam Springs for a preliminary site visit to tour the study
area and meet with key stakeholders. A Community Kick-off
Meeting was held, which included a “food for thought” presentation that summarized recent downtown achievements
and present opportunities, and familiarized the community
with best practices in multi-modal transportation planning
and downtown revitalization.
Approximately 120 people attended; participants provided feedback during a series of keypad polling questions
regarding connectivity and urban form. The polling results
demonstrated wide agreement that the vision prioritize
walkability, and a preference for buildings that emulate the
street-oriented forms found in historic examples. The audience displayed equal consideration for several plan goals,
including: improving pedestrian and bike facilities, protecting
historic resources, encouraging economic development, and
alleviating parking concerns.
The presentation also introduced the benefits of using a formbased code; with a focus on the form of the built environment and an easy-to-use set of regulations, this method has
proven to be a useful tool for implementing a planned vision
in peer communities. Of those in attendance, 74% thought a
form-based code could be a useful tool to guide new downtown development (with 23% responding “maybe”).

Siloam Springs
Downtown & Connectivity

Master Plan

Main Street Siloam Springs, in collaboration with the City of Siloam
Springs and other community entities*, invites you to be part of this
important discussion and planning effort that will create a 5-7 year
roadmap for improvements to the core of our community. This plan
will address downtown revitalization as an economic development
strategy to drive wellness and quality of life improvements in Siloam
Springs.
*Bridges to Wellness, Siloam Springs Chamber of Commerce,
Siloam Springs Regional Hospital, Simmons Foods.

3 Public Meetings:

1. Community Kick-Off Meeting, Feb. 11
6-8:30pm, 28 Springs Banquet Room
(100 E. University Street)
Join us for an informative, family-friendly presentation
on town planning & community revitalization. Bring
your input on your hopes and dreams for our beautiful
downtown to become more walkable and economically
vibrant. Light refreshments provided.

2. Charrette Kick-Off & Hands-on Design
Meeting, Mar. 31
6-9pm, Community Building (110 N. Mt. Olive)
Where are new connections or improvements needed?
What should future development and change look like?
Come work alongside your neighbors to draw your vision
for Downtown!

3. Work-in-Progress Presentation, Apr. 4
To keep up with the progress of the plan,
visit mainstreetsiloam.org,
email info@mainstreetsiloam.org,
or call 479-524-4556

right: Keypad polling with community members during the kick-off presentation was captured in the local newspaper. The charrette events were
promoted a number of ways, including bilingual posters and flyers, banners,
and online outreach through social media.
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YOUR QUALITY OF
LIFE, WHICH OF
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24%

friendly
people

See all of the work completed during the charrette week
at the “wrap-up” presentation.

mainstreetsiloamsprings
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6:30-9pm, Community Building (110 N. Mt. Olive)
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above: “One-word Cards” were used as a concise form of feedback at the Community Kick-off Meeting.
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charrette opening & hands-on design
The charrette started on March 31st with a public meeting
at the Community Building to gather ideas for downtown’s
future. The session began with an opening presentation,
which described the upcoming events for the week, and
included a discussion of the evolution of urban form in
downtown Siloam Springs. Historic Sanborn Maps dating
back to the late 1800s depicted changes in the physical built
environment that had occurred over time. Participants were
asked to now help envision and plan for the future evolution
of downtown. According to a polling question asked at the
beginning of the meeting, 48% had attended the February
kick-off, while 52% were new to this planning process. When
asked about the reason they go downtown today, the crowd
overwhelmingly selected “to eat” as their response (84%).
After the opening presentation, participants worked in small
groups to draw their ideas on maps of downtown Siloam
Springs. Issues of connectivity, both visual and physical, were
discussed. For example, improving major gateways to downtown—like the East Main Street Corridor and Mount Olive
Street—and bettering street conditions for bicyclists and
pedestrians were common themes. Participants drew trees
and sidewalks where they thought connectivity was lacking.
They located areas where parking is difficult and discussed
the reasons / places that bring them downtown today, and
how that might change in the future. For example, local restaurants are popular, but expanded outdoor seating would
make them even more inviting.
After the end of the session, each table worked
together to prioritize the three “big ideas” that
defined their conversation. One member from each table was elected to pres80%
ent the maps and the major themes of 80%
their table discussions to the assembly.

top: Citizen planners gather for the charrette opening presentation.
middle: Using maps as a visual tool, members of the community discuss
and draw their ideas for improving downtown Siloam Springs.

THE PRIMARY REASONS I
COME DOWNTOWN TODAY

60%
60%

(participants selected up to three)

i live downtown

for public services

for parks

to shop

07.28.14

to work

2.6

to eat

20%
20%

for special events

40%
40%

Table participants draw their ideas on large-scale maps of downtown Siloam Springs.

2.7
Members of the community with varied interests and backgrounds collaborate to create a vision for downtown.
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Taking Note

During the presentations of each table’s three “big ideas,”
members of the Dover-Kohl team took notes and projected
them on a large screen. These concepts, as well as the topics
investigated during the previous analysis phase, were used
to define the content of the Downtown and Connectivity
Master Plan that was subsequently created throughout the
week in the Open Design Studio. Common themes included:
•

The successes of downtown—such as new restaurants,
the Cafe on Broadway and special events—were highlighted by table spokespersons. Many suggested adding
more events that cater to a larger demographic; the idea
of bringing a local market or grocery store to the downtown area generated positive feedback.

•

Many tables identified existing blank concrete walls as a
great opportunity for murals. This suggestion was complimented by another idea discussed throughout the
night: capitalizing on the local arts scene.

•

While strengths of the community were highlighted,
some challenges were also identified. Several participants recognized that more housing closer to downtown would be beneficial. Locating apartments above
commercial space has already begun to occur along
Broadway and there was a general consensus that more
of this type of housing was desired.

•

A topic which dominated many of the conversations
was street improvements to enhance walkability. Ideas
included: adding sidewalks, street trees, on-street parking and narrowing travel lanes to slow cars down in
downtown Siloam Springs. Mount Olive Street and East
Main Street were identified as streets which are particularly in need of upgrades. A “road diet” or, a narrowing of
travel lanes that are excessively wide and adding essential street elements was suggested for these two streets.

At the conclusion of the evening, audience members were
asked to participate in one additional keypad polling survey.
Eight of the most talked about ideas were presented on the
screen and the participants were asked to rank them in terms
of priority. Overwhelmingly, improving East Main Street was
the top concern. Implementing road diets and improving the
trail network were ranked second.

2.8
07.28.14

above: A representative from each table group reports the “big ideas” from
their table with other audience members. Each table contributed new and
valuable feedback, and a general consensus for plan goals and priorities
began to take shape.

Citizens draw street trees and sidewalks where they are
most needed in downtown Siloam Springs.

50%

OF THE MANY IDEAS HEARD
TONIGHT, WHICH IS MOST
PROMISING TO YOU?

40%

(participants selected up to two)

30%

20%

murals

housing

other

restaurants

groceries

gateways

trails

road diets

improve East Main

10%

above: The hands-on design session was documented in the local paper.
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open design studio
Following the hands-on session, the planning team set
up an Open Design Studio on Alpine Street in downtown
Siloam Springs. Using the concepts gathered during community meetings, the team began to create the Downtown &
Connectivity Master Plan by investigating ideas and illustrating key opportunities
Throughout the week, a steady stream of citizens with varied
interests stopped by the studio to provide additional input.
Stakeholders and community members discussed enhancements that would be beneficial to all, including: options for
the future reuse of existing buildings, such as the Moss House
and the old post office building, and ideas for the new library
and amphitheater at the old hospital site. Adding more dining
options downtown and finding a location for a new wellness
center was also a common topic of conversations.
Feedback from the hands-on session suggested an environment be created where the “whole city is a park.” In other
words, crafting an urban character throughout the downtown which reflects that all of the public spaces -- including
streets -- are part of a unified, high-quality public realm. This
can be accomplished by stipulating that key design components like space-defining street trees, pedestrian lighting,
and signage are consistent; ensuring that buildings establish
a uniform street frontage is also essential.
The fact that a portion of downtown is located in a FEMAdefined floodway was another element that was examined.
Implementing an expanded park with public activity space in
these areas (many of which are currently vacant lots) was one
suggestion that was illustrated.
During the week, the planning team spent time working in
the studio, but also a significant portion of the time in the
field measuring, photographing, and talking with residents
throughout the City to become familiar with the issues
raised by local citizens. For example, the team walked along
Broadway, Mt. Olive, East Main Street and Lovers Lane while
also stopping to talk with residents and business owners; in
this setting, additional information was collected, but in a less
formal manner.

top and middle: The open design studio was located on Alpine Street in
downtown Siloam.
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bottom: A draft version of the elements that make a successful shopfront is
reviewed at the design studio.

2.11
The planning team discussed ideas with members of the public in the Open Design Studio.
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Consolidation of Ideas

After the hands-on design session, the table facilitators
joined the Dover-Kohl Team in the Open Design Studio and
worked to create a “Synthesis Map”. A Synthesis Map is one
map that represents a combination of the many ideas that
were marked on each community member’s map.
The Synthesis Map was used throughout the Charrette
week to summarize community goals and to visually depict
proposed improvements. For example, there was consensus
regarding street trees, sidewalks and improvements on East
Main Street. As members of the community came into the
studio, the Synthesis Map allowed them to quickly get up to
speed regarding the suggestions of their peers. As a visual
conversation piece, this method enables both individuals and
organizations to check ideas with each other. It is also a useful tool for designers as they work to draw different concepts
and make progress towards a draft illustrative plan.

right and below: The Synthesis Map created by the planning team documented community input.

Members of the planning team meet with business owners on East Main Street.

2.13
Hands-on table facilitators provide additional feedback in the Open Design Studio.
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7%
HOW WOULD
YOU RATE THE
VISION FOR A
“ROAD DIET” ON
MT. OLIVE ST.?

93%

LOVE IT!

above: Members of the community gathered on the final day of the charrette to listen to the Work-in-Progress presentation.

2%

After working with the community throughout the week, the
planning team presented a draft version of the Illustrative
Plan to members of the community in Siloam Springs. The
Plan provides guidance for addressing many of the opportunities and concerns raised during the charrette.
The Downtown & Connectivity Plan recommends streetscape
improvements, including adding sidewalks and street trees
where they are missing on East Main Street and in the downtown area. Cleaning up and expanding the park system is
another priority, to not only provide better recreational space
and a connected trail network, but also to add value to surrounding properties.
Before-and-after renderings depicting the three dimensional
impact of Plan ideas were presented at the Work-in-Progress
meeting. At the conclusion of the event, a series of polling
questions were asked regarding the proposed vision. There
was overwhelming consensus regarding the concepts that
were illustrated in the renderings. The audience was also
asked to evaluate a variety of building reuse options for
potential tenants which had been identified throughout the
planning process. Attendees were then asked to fill out exit
surveys at the end of the town meeting; a summary of their
feedback is listed on the facing page. Detailed descriptions of
Plan recommendations can be found in Chapter 3.

HOW WOULD
YOU RATE THE
VISION FOR
EAST MAIN ST.
IMPROVEMENTS?

98%

LOVE IT!

4%
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work-in-progress presentation

HOW WOULD
YOU RATE THE
CONCEPT OF INFILL
OF NEW BUILDINGS
DOWNTOWN?

2.14
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94%

LOVE IT!

IDEAS: Of the many ideas you heard tonight,
which should be made a top priority?

IDEAS: Are there any elements of your vision
for downtown that we might have missed?

•

Improve East Main Street

•

•

Walkable streets will help bring people downtown and
fuel local businesses

Include an arts center and working art group with classes
downtown

•

•

The mural would be a low cost way to keep excitement
going about the changing development of downtown.
This is a small but tangible step to start working on

We want a wellness center, just not sure of its placement. Maybe closer to Bob Henry Park?

•

Re-brand city slogan to appeal to more of Northwest
Arkansas

•

The library site: amphitheater, farmers market and park

•

•

The Mt. Olive road diet

•

East Main Street feels like it might be an exciting place to
make the next big push...if the wider community can see
a big, exciting, visually dramatic change, they could be
energized for more

Detailed and strategic planning to recruit additional
businesses/enterprises that typically might not consider
Siloam Springs

•

Rooftop and balcony seating at restaurants downtown

•

Kiosks can help point out important historical landmarks.
They can also direct people downtown

Downtown connectivity is good. I especially like the bike
trails, sidewalks and trees.

•

Bring boat tourism back

•

Connect the trail under Mt. Olive, re-align Washington
Street for more park, five-points plaza and infill empty
lots.

•

The museum concept and location needs more work

•

•

Develop businesses and housing

The consultants mentioned making the parking lot
where Main meets Broadway into a park. This is probably city owned and might be something we could get
done

•

Urban design on Broadway and Main Street

•

•

Incorporation of outdoor recreation; i.e. appeal to kayakers/bikers

Use the old post office for something else. The current
museum needs a plan to be a ‘mini’ crystal bridges if
more investment is done in any location

•

More cafe seating outside

•

Put a grocery store/fresh market in the old post office

•

More trees and improved lighting

•

Mixed use space in the old post office

•

Revitalization of East Main Street as a key gateway to the
epicenter of our community & as a unique community in
itself with rich cultural benefits to our Hispanic neighbors
and friends

•

Vision was both comprehensive and realistic. To get others on board, more details will be required

•

Need more ideas for the museum. Possibly combine the
museum and library

•

Add a trolley from JBU to downtown and East Main
Street

•

Keep the minority populations involved during the entire
planning and implementation processes. The downtown
needs to be a place where all of our citizens are invited
to take part in its life

•

We need to better define the type of businesses we
need downtown—more than just restaurants. Other
ideas for businesses: dance club, brew pub, JBU extension classes—cooking, health, music etc., computer
gaming, pool, splash park, pet grooming, groceries. We
should try to focus on things to do, not just shopping or
eating.

•

89%

•

Improving gateways to downtown

•

Mt. Olive bridge improvements

•

Cleanup the trail network on the far shore of Sager Creek
and repair the rock work at the spring sites

•

Wellness center downtown

•

Developing a form-based code

•

Love the idea of connecting the parks with a trail under
the bridge

•

Bring street trees back on Broadway

2.15
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4%

A Vision for Downtown

At the conclusion of the Work-in-Progress presentation, the
audience was polled regarding their opinion of the draft
vision for the Downtown & Connectivity Master Plan. A large
majority (89% yes, 11% probably yes) agreed that the proposed plan was “on track.”
After reviewing a draft version of the plan and each of
its components, citizens were polled to see if they would
support further public investment in order to implement
the improvements that were outlined in the presentation.
Ninety-six percent said either “yes” or “probably yes” during
the key-pad polling. The results for those in favor of a 1/4 cent
sales tax (for a limited time), to fund the proposed improvements, were also very positive (96% said “maybe yes”).

07.28.14

80%

WOULD YOU
SUPPORT FURTHER
PUBLIC INVESTMENT
FOR THE IMPROVEMENT PROJECTS
DESCRIBED
SO FAR?

YES

11%

probably
yes

S

DO YOU THINK
THE DOWNTOWN
& CONNECTIVITY
MASTER PLAN IS
GENERALLY ON THE
RIGHT TRACK?

8 9%

2.16

16%

4%

YE
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probably no t

WOULD YOU
BE IN FAVOR
OF A 1/4 CENT SALES
TAX, FOR A LIMITED
TIME, TO FUND
SPECIFIC IMPROVEMENTS?

96%

maybe yes

probably
yes
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cornerstone ideas
During the charrette, many ideas for downtown improvements were generated, and a common vision for future preservation
and enhancements emerged. The planning team worked to consolidate these ideas into a series of Cornerstone Ideas, or overarching principles that consolidate and summarize the goals of the Plan. These Cornerstone Ideas can be used to evaluate all
future potential improvements for consistency with the community’s vision.

Rebalanced Transportation

Healthy, Active-living Community

To improve connectivity in the downtown area, all modes of
travel must be encouraged: walking, biking, taking transit,
and driving. Current street designs favor vehicular needs;
future improvements need to balance the needs of all users.
This means executing “road diets”, or narrowing vehicular
lanes to slow travel speeds in downtown blocks and create
space for ample sidewalks, bike lanes, street trees and/or onstreet parking - thereby making the street more functional
and inviting for pedestrians and bicyclists. Several intersections were identified as unsafe / uncomfortable for both
vehicular and pedestrian users - these should be designed to
promote safety and walkability. Missing links in the sidewalk
network should be added; narrow sidewalks should be widened. Transit should become a viable alternative for some
trips; a trolley to connect downtown to key destinations such
as John Brown University and Highway 412 retail should be
investigated. Parking should be conveniently located without
sacrificing the historic character and walkability of downtown
streets; this means implementing efficient parking solutions
(adding on-street parking through road diet design, adding
additional lots if needed on secondary streets, and enhancing
connections between existing parking and destinations to be
highly walkable, safe and inviting).

Siloam Springs is historically rooted in a quest for wellness.
The natural springs and high quality of public spaces (city
parks, Sager Creek, walking trails) drew visitors and retained
residents. This legacy should be continued: city parks can be
improved and expanded; the trail system restored and connected; and new quality public spaces created. The Siloam
Springs Whitewater Recreation Park is an impressive recent
demonstration of this goal that expands recreation options.
A focus on fitness and wellness means finding a permanent
home for an expanding farmers market and proposed wellness center, providing space for community gardens, and
encouraging sport by making walking, hiking, and biking
easier, safer and more enjoyable throughout downtown.

(road diets; intersection improvements; sidewalk connections; trolley; efficient parking solutions)

Downtown Mix (Critical Mass)

(restaurants, convenience grocery, services, housing)
In recent years, the downtown mix of uses has become much
more diverse: new restaurants have become popular destinations, new residences are being added on second floors,
and new shops have filled vacant shopfront spaces. Plan
implementation activities will support this positive trend, to
encourage conversion of more ground floor space to retail
or restaurant use (locating offices and residences above), to
eliminate any economic or regulatory barriers to mixed-use
development, and to encourage more downtown housing.
This will help Downtown to reach a “critical mass”, whereby
additional desired uses (such as a downtown grocery) will
become viable, and rents will grow to support the costs of
building rehabilitation and maintenance.

3.2
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(fitness focus; quality parks / spaces / trails / connections; fresh healthy food; sports destination)

Rehab, Reuse, Add

(post office; Moss House; new library park; old library
site; firehouse site, etc)
The preservation and restoration of historic buildings has and
will continue to strengthen the downtown Siloam Springs
core. In order for downtown to remain vibrant, active uses
must be sought to inhabit these buildings. The relocation of
certain services (the hospital and post office) and planned
relocation of the fire station presents opportunities for new
tenants and uses. New users will provide activity on downtown sidewalks and patrons for downtown shops and restaurants; they will also make building rehabilitation feasible. In
addition, opportunities to add new infill buildings to fill missing gaps in the streetwall (and also complement the historic
character of downtown streets) should be realized.

Cultural Revival

(arts focus; restore springs sites; boost East Main)
During the charrette, citizen participants expressed a desire
for a focus on arts and culture as a part of downtown
improvements. Ideas suggested include finding space for
artist studios, establishing a partnership with John Brown
University’s arts programs, programming downtown events
with a cultural focus, restoring the natural springs sites
that give the town its name, and fostering a diverse assortment of shops and restaurants. East Main Street has
emerged as an important hub of Siloam’s Hispanic community. Improvements to the physical environment here can
increase walkability, boost neighborhood businesses and
support community prosperity.

Legend
Existing Buildings
Infill Buildings
Civic Buildings
Parks

Illustrative Master Plan
The Illustrative Master Plan applies the Cornerstone Ideas to specific streets, buildings, and public spaces throughout the downtown study area. It depicts street design concepts, proposed new street, trail, and pedestrian bridge connections, new and
improved parks and open spaces, and locations for new infill buildings. These specific recommendations are further explained
throughout this chapter.

3.3
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heart of downtown
key recommendations
a

b

07.28.14

Ground Floor Shopfronts
It would benefit the downtown if there were more shops
lining sidewalks. Over time, and as opportunities occur,
some offices and other uses that do not require walk-in
traffic could be relocated to the second floor of buildings.

c

Maxwell Street Improvements
Parking on Maxwell Street is a great resource for downtown;
for it to be fully utilized it needs to feel safe and convenient.
Recommended improvements include the addition of pedestrian-scaled lighting and continuous sidewalks.

d

New Parking Lots and/or Structures (when needed)
A new municipal parking lot at the intersection of Maxwell
and Central Street could add 11 spaces to the parking supply. Additional sites should be evaluated for potential conversion to parking decks; this illustrative plan shows one
option, on the existing the Arvest Community parking lot.

e

3.4

Improve Broadway Street
Broadway Street from Main Street to University Street is
the core of the downtown. A lot of work has already been
undertaken to make this area the cohesive center of town.
Additional improvements can further enhance this important street. Recommendations include:
• Broadway should be evaluated to be re-striped to
include 45-degree angled parking along both sides of
the street between Alpine and University Streets, to
add approximately 22 new parking spaces (see page
3.14). Existing travel lanes are wider than desired for
optimal pedestrian safety; re-striping will narrow lanes,
providing traffic calming benefits as well as a needed
parking resource. Parking of extended cab trucks can
be restricted along this segment of road (signage can
guide trucks to park on side streets).
• Existing crepe myrtle and aging maple trees should be
replaced with canopy street trees (see page 3.11)
• “Bump-outs” should be provided at each intersection,
to shortern pedestrian crossing distrance, and define
parking areas. Bike racks should be located within the
bump-out area.
• When future street improvements are undertaken, the
center of each intersection could additionally include
a special paving material to function as a plaza space,
enhancing the pedestrian environment.

Mt. Olive Street “Road-diet”
Mt. Olive Street currently has one lane in each direction and
a continuous center turn lane (including over the bridge).
Vehicular lanes should be narrowed to slow traffic and
improve safety for pedestrians; this will allow the street’s
width to be repurposed for wider sidewalks and on-street
parking. The addition of on-street parking on Mt. Olive
Street will add approximately 34 new spaces. In addition,
the turn lane on the bridge should be removed and the
sidewalks widened to aid pedestrian movement.

f

Make Central a Two-way Street
Central Street should be a two-way street to increase
circulation in and around the downtown. This change
simply requires new signage; the street is wide enough to
operate as a two way street.

g

Expand City Park
There are plans to relocate the fire station, and the parks
and recreation department is in need of a larger office
facility. The current buildings could be reused for other
purposes; however a better use of the land would be an
expansion of City Park. The fire station currently divides
the park in two, and has a long curb cut along the Mt.
Olive Street for a wide driveway and truck bays. Removing
the fire station provides an opportunity to reconnect City
Park and improve the pedestrian experience on Mt. Olive
Street. The new park space can be programmed for recreational uses such as a splash pad or playground.

h

Connect Dogwood Springs Walking Trail
The Dogwood Springs Walking Trail currently runs along
streets through the downtown area. The off-road portion
of the trail can be connected through the expanded City
Park. At the base of the Mt. Olive Street Bridge, the trail
can cross over the river on a new pedestrian bridge (under
the vehicular bridge) and connect to Twin Springs Park.
(A less expensive initial phase can have the path cross
Mt. Olive Street at the bridge, staying on land to connect
to Twin Springs Park). From Twin Springs Park, the trail
can cross Main Street and follow the sidewalk or a newly
implemented cycle track to East Park.

i

Add Buildings to Complete Streets and Frame Intersections
There are a few opportunities within the downtown area
to add new buildings to complete gaps in the streetwall
and shape the major intersections. In addition to shaping
public space, new buildings can provide new residential
opportunities. [Note: as illustrated, parking can remain in
the near term in City Park at the intersection of Mt. Olive
and University Streets. As parking is added in other areas,
this should be considered an infill opportunity site given
its prominent location).

j

Add On-street Parking
Re-striping downtown streets to decrease the width of
travel lanes and add on-street parking will provide traffic
calming as well as needed parking supply. On-street parking should be added to one side of the street on Ashley,
Wright, Benton and Mt. Olive streets. In addition, the
parallel parking on Wright between University and Ashley
could become angled parking on one side of the street.

k

Add Missing Crosswalks
New crosswalks should be added at the intersections
of Mt. Olive and Alpine, Central, University and Ashley;
Maxwell Street and Central and University; and Wright
with University and Ashley.

k

j

Ashley Street
d

j

Wright Street

j

i

k

University Street

k

i

a

e

c

Mt. Olive Street

Broadway Street

b

d

b

Central Street

f

e

e
a

h

k

Maxwell Street

g

c

b
i
k

Alpine Street

h

e

h

Main Street

h
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A Closer Look:
Mt. Olive Street Bridge & Environs

Entering downtown Siloam Springs along Main Street,
one’s view is terminated by a parking lot, and the Mt. Olive
street bridge beyond. This area historically had a continuous wall of shopfronts; several of the buildings were damaged in a flood in the 1970s and never rebuilt.
Given the prominent location of this parking lot (highly visible as an entry feature along Main Street as well as from
the Mt. Olive bridge), this land should be made available
for an infill building. The existing parking can be relocated
in a less visible location, or in newly created on-street
spaces. This is an important opportunity to replace a
“missing tooth” and make a positive contribution to downtown; the new building should be street-oriented and
designed to compliment adjacent historic structures, with
active uses on the ground floor to stimulate pedestrian
flow on Broadway as well as along Sager Creek.
Some questions were raised during the charrette about
rebuilding here due to risk of flood; it should be noted that
recent improvements to Sager Creek and associated dams
were aimed to reduce the risk of flooding. A reassessment
of the FEMA categorizations in this area is planned, which
is anticipated to result in reduced floodplain designations
(see Chapter 4 for additional information).
top: Sanborn map from 1922 showing the historic line of buildings at the
intersection of Main Street and Broadway.
bottom: View from Mt. Olive Street bridge; the existing parking lot in the
foreground terminates the view along Main Street.

key recommendations

b

Mt. Olive “road diet” includes removal of the center turn
lane along the bridge to widen sidewalks

c

d
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Pedestrian bridge to connect the Dogwood Springs
Walking Trail from the expanded City Park to Twin Springs
Park. (This bridge would run under the existing vehicular
bridge at its southernmost point which has the highest
clearance).
Plaza space at the intersection of Broadway Street and
Main Street; this site is also a placemaking and wayfinding
opportunity to incorporate a new civic element at the
center to terminate the view of two major downtown
streets (see page 3.12 for details).

Alpine Street
c

a

b

Broadway Street

Infill building on the site of an existing City parking lot
terminates the view along Main Street and completes the
street scene along the waterfront

Mt. Olive Street

a

d

c

top: View from Mt. Olive Street bridge looking east, existing conditions.
middle: The Mt. Olive Street “road diet” calls for properly-sizing vehicular lanes and removing the center turn lane where it is not needed across the
bridge. This provides space for a wide, comfortable sidewalk, and a convenient pedestrian connection to the downtown. A mural is shown on a prominent blank wall -- this is an inexpensive way to temporarily improve the aesthetic view toward downtown.
bottom: Infill of the existing parking lot completes the row of buildings along the creek, and terminates a significant entry vista along Main Street. This
site has great potential for a landmark building, which can help to activate the sidewalk along Broadway, and connect people to the waterfront as well.
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anatomy of a retail shopfront
1

above: Existing conditions. Shopfronts on Broadway have generous
sidewalk space, street-oriented architecture, on-street parking and
vertical lighting.

1. Street-oriented architecture, wide sidewalks and on-street parking are essential
“building blocks” which are already present in Siloam.

4

A Successful Retail Environment

Downtown Siloam Springs already has a distinct character, and many of the existing shopfronts contain essential
components for creating a successful retail environment.
Illustrated in the images on the right are a series of shopfront elements, many of which can be added incrementally; the sequence demonstrates how each component
can positively contribute to the overall composition of
the street.
Street lighting and trees are vertical elements which
help to define the public realm while also making the
pedestrian feel safer and more comfortable. On-street
parking allows easy vehicular access to storefronts and
also acts as a buffer from traffic that is moving within the
roadway. Adding benches, trash bins and planters is a
simple way to transform a street into a place; these components prompt the pedestrian to linger next to the retail
shops. Providing space on the sidewalk for restaurant
dining is another method for activating the public space.
Extending sidewalk dining into the on-street parking
zone, also known as a “parklet”, quickly and affordably
maximizes retail opportunities.

4. Awnings protect pedestrians from the weather

7

7. Adding an outside display zone close to the street will increase retail visibility
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2

2. Canopy street trees provide shade and visually define the public space

3

3. Street furniture helps to transform a sidewalk into a place

6

5

5. Appropriately-scaled signage and adequate lighting contribute to the street
composition

6. Sidewalk dining activates the public space

8

8. Parklets that extend into the on-street parking area are an easy way to gain
more dining

9

9. Angled parking adds additional parking spaces

3.9
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restore the natural springs
Siloam Springs & Twin Springs

The natural springs sites spurred development of this historic town. Although there are periodic efforts to clean the sites
by removing debris, more is needed to return these sites to prominent community assets. Recommendations include:
•

The springs should be made more visible and accessible - this can be achieved by removing bars banning access
and creating a better display for viewing.

•

Repairs and maintenance are needed to restore the masonry work.

•

Signage should be installed to explain the significance of the springs in the town’s history. The springs sites
should be mapped on town brochures so visitors understand their significance.

•

Perhaps a new, artistic way to highlight flowing water at the springs sites can be established, such as creating
active fountains. The springs no longer have a medicinal quality to them and drinking from them is not permitted; but paying homage to what they were while changing how they function today seems appropriate.

Twin Springs
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Siloam Springs

street trees on Broadway
Street trees are essential for a thriving retail environment.
Canopy trees that provide shade and shelter from the elements create a space where pedestrians feel comfortable.
Further, retail experts have concluded that street trees add
value to shopfront businesses, creating an “urban room”
where people like to linger (see Principles of Urban Retail
Planning and Development by Robert J. Gibbs). Greenville,
South Carolina and Savannah, Georgia, provide examples of
main streets with canopy trees that shape the public realm,
creating an inviting place where people like to be.
Street trees on Broadway Street have been a point of discussion for both residents and downtown business owners. Many
aging maple trees exist along the street, and several became
problematic with roots buckling Broadway Street sidewalks.
In 2007, a plan for replacing trees that were unhealthy or
causing damage was implemented. Crepe Myrtles were used
as the replacement trees, which has been met with unfavorable reviews from the community and business owners due
to their small size and lack of shade. Throughout the charrette process, there was a general consensus from participants that a new species is needed to replace both the crepe
myrtles as well as some additional unhealthy aging maples.

above: Mature canopy trees in downtown Greenville, South Carolina enhance the
public realm.
below: Diagram of street trees to be retained and replaced along Broadway, based on
recommendations by arborist Patti Erwin.
UNIV E RSIT Y ST.
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KEY:
Existing Tree (near-term)
American Hornbeam

In 2013, this issue was studied; Main Street Siloam Springs
contacted certified arborist Patti Erwin to access the situation. Erwin has suggested that American Hornbeam and
Chinese Pistache trees be planted along Broadway to replace
the unsuccessful crepe myrtles and certain identified maple
trees. Alternating these two types with the existing maples
could work well, and fits with identified charrette goals. A
consistent, orderly pattern for planting should be implemented, with plans to phase in the complete replanting over time.

Chinese Pistache

A L PINE ST.

BROA DWAY

C E NT R A L ST.

C E NT R A L ST.

A L PINE ST.

NOTE:
Trees #5, 15, & 19 can
be replaced (when
necessary) with
American Hornbeam;
Trees #1 & 14 can be
replaced with Chinese
Pistache

Following are next steps recommended for improving street
trees on Broadway:
•

Replacement trees must be canopy trees that provide
shade and spatial definition. A variety of tree species
appropriate for the Siloam Springs region that meet
this criteria can be considered, including those recommended in 2013.

•

The placement of the canopy trees should also be carefully planned—using more than one species can be
acceptable, but the pattern needs to be organized and
consistent (for example, trees can alternate along street
blocks, but a consistent pattern on the facing side of
the street is required). A hodgepodge of trees will not
generate the desired aesthetic or return on investment.
It is recommended that existing mature maples are kept
in place as long as they are healthy and not damaging
surrounding sidewalks. See diagram (above, right) for
suggested short-term and long-term tree locations.

•

It is recommended that use of structural soil be explored
to support the long-term growth of trees and preserve
sidewalks. Structural soils are the current best-practice
technique for growing lasting street trees. Structural soils

include a mixture of gravels, crushed stone, clay, loam
and a stabilizing agent which are compacted underneath
the tree. This combination creates an environment
where trees can thrive while also directing root growth
down into the earth, rather than out into the sidewalk
space. This method will foster mature, large shade trees
that define an “urban room” in the street space. There is
a clear trade-off involved when considering this method:
structural soils are more costly, and may prove prohibitive to implement. Simply placing new trees in compacted soils in tree wells will cost less upfront and can
achieve aesthetic and placemaking results quickly; yet
will also require in the replacement of trees over time.
•

As a next step, the City should consult a landscape
architect to confirm the species suggestions and phasing plan for replacement of trees over time, and evaluate options for tree implementation and maintenance.
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key recommendations
a

Five Points Intersection
Dubbed “confusion corner” during the charrette, the
intersections of Main, Madison, and Washington Streets
are perceived as difficult to navigate. This configuration
often slows vehicles who need to watch where others are
turning from multiple angles; thus the confusion inherently
works well to improve safety for pedestrians and cyclists.
If certain turning movements were restricted to improve
vehicular flow, pedestrian and bicyclist function would be
compromised. Instead, the five-points intersection is proposed to become surfaced with textured pavers to cause
an audible sensation for the drivers thus slowing their
vehicles as they navigate the intersection, further enhancing safety. The pavers make pedestrians and cyclists more
aware of vehicles entering and exiting the intersection.

b

07.28.14
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The future design of the plaza could include a small island
to direct vehicular circulation (as shown in above plan
view); this should be designed to be a civic feature (rather
than simply a traffic diverter) and contain landscaping that
provides sense of place. With appropriate safety features
(for example, a curb, lighting, and use of breakaway materials) a vertical element such as a statue or art sculpture
could also be placed at the center of this island. Inserting
an eye-catching feature will help with wayfinding, and can
additionally slow vehicles as well.
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five points to broadway

South Maxwell & Main Street
The intersection of South Maxwell and Main Street is
dangerous for several reasons. The intersection occurs
at the end of a vehicular bridge as Main Street crosses
Sager Creek into downtown. The sidewalk in this location
becomes very narrow and buildings are located close to
the street. The height of the guardrail on the bridge and
lack of visibility around the buildings makes the intersection uncomfortable. A few improvements are recommend-

above: Existing conditions where the five streets intersect on Main
Street as it approaches downtown Siloam Springs.

ed: first, when bridge improvements are undertaken,
visibility can be improved by making the guardrail more
permeable. Second, a convex mirror should be placed at
the intersection so motorists and pedestrians can easily
see what is around the corner.
c

Plaza at Broadway and Main
Installing a plaza at the southern end of Broadway
will facilitate circulation (allowing vehicles to easily go
back up Broadway or turn left to Main street) and also
provide a focal terminus at this key public location.
The limited parking spaces located at the terminus of
Broadway should be relocated to a convenient but less
visible location to further improve the aesthetics of this
entrance to Siloam’s primary retail street. As described
for the Five Points intersection, a civic feature can be
designed for the center of the plaza here as well, to mark
the terminus of two primary downtown streets.

creating shared space
Transforming the five-points intersection in downtown Siloam Springs into a public plaza will create a “shared space” for
motorists and pedestrians. The plan calls for pavers or cobblestones to re-shape the intersection into a public space; the
slightly uneven texture and the visual change in pattern acts as a slowing technique for vehicles driving through the area.
When cars are traveling at slower speeds, pedestrians and cyclists are safer and more comfortable.
Shared space is widely used in many historic cities in the United States and abroad. In Montgomery, Alabama, it has been
implemented in Court Square at the heart of the city. During a design charrette in 2005, this intersection was identified
as unsafe for pedestrians and visually unappealing; to create a better public space, there was a design to restore the
historic plaza-like condition. Within a few years, Court Square was reconstructed and quickly became iconic in the region.
The details involved in making Five Points to Broadway a successful place that all modes of transportation can share,
include: applying hardscape so that it meets the beginning of each of the five intersecting streets (see plan drawing, on
the left), ensuring that the curb height on the surrounding sidewalks is at an absolute minimum, and selecting materials
that have a similar color palette. A monument may be placed at the center of the Five Points in order to help define the
suggested travel pattern; however, the space also functions effectively without the monument.

left and below: Shared space at Court Square in Montgomery, Alabama.
Careful attention to the details in the public realm create a place which is
memorable.
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parking considerations
Downtown Parking Estimates
Street or Lot
N. Wright St.

Existing

Proposed

Difference

35

43

8

W. Ashley St.

11

11

0

N. Mt. Olive St.

0

34

34

W. University St.

22

22

0

E. University St.

28

28

0

N. Broadway St.

59

59

0

S. Broadway St.

68

85

17

E. Ashley St.

11

11

0

E. Central St.

47

47

0

W. Alpine St.

11

11

0

S. Maxwell St.

45

45

0

Maxwell St. Lot

5

16

11

Old Post Office (rear lot)

5

13

8

Police Department Lot

17

17

0

City Hall Lot

36

36

0

First Presbyterian Lot

10

10

0

Arvest Community Lot

26

52*

26

Arvest Bank Lot

10

8

-2

Arvest Bank Lot (north)

13

13

0

225 N Mt Olive St. Lot

8

0

-8

Community Building Lot

41

41

0

Devor Lot
(Alpine St & Mt Olive St)

11

7

-4

Hoffmann Lot
(Main St & Broadway)

22

0

-22

Old Liberty Bank Lot
(East Main Street)

21

11

-10

E. Main St.
(former Allens block)

17

10

-7

Former Allens Lot
(Washington St.)

51

51

0

Twin Springs Park Lot

28

0

-28

TOTALS

653

681

23

Throughout the creation of the plan, downtown parking
was discussed in great detail. The 2006 Parking Study found
adequate supply in downtown to support existing uses; this
should continue to be evaluated incrementally, as conditions
change, and as downtown continues to add new businesses
and destinations.
In an effort to gain a better understanding of potential
future conditions, a preliminary analysis was conducted by
the planning team and City staff. Future parking supply was
estimated based on the Illustrative Plan, taking into account
infill buildings in existing parking areas (deductions) as well
as new parking on-street and in improved lots (additions).
Generally, new on-street parking gained through road diets
and restriping balances parking removed on individual lots
for infill buildings. New lots on side streets (for example, off
Maxwell St., and behind the old Post Office) can provide additional supply when needed. As downtown buildings continue
to be restored and new buildings continue to be added, additional parking supply may be necessary; this could be accommodated through use of parking decks. The Illustrative Plan
shows a deck and liner building on the Arvest Community lot;
other options could include the old Liberty Bank lot, or the
Police Department lot.
Re-striping of Broadway generated a lot of discussion among
community participants; some concerns were raised about
the narrowed lanes, and need to park extended cab trucks
on alternate streets (and subsequent enforcement of this
policy). Since this is a very well located, desirable parking
supply, and due to the traffic-calming benefits of narrowed
lanes, this option should be explored further. As no curb
changes are needed, repainting could be implemented on a
trial, temporary basis, to ensure the City, residents and business owners are satisfied with the results.

*Estimate for parking deck; in the near term, 26 spaces can remain.
Note: Estimates do not include small private lots where no
change is contemplated.

Angled parking in South Miami, FL, within a 48’-7” curb-to-curb dimension
(by comparison, Broadway is 51’ curb-to-curb).
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Lining Parking in the Downtown Setting
Parking is a needed commodity; yet its presence when visible
from the street detracts from the quality of the urban realm.
When parking structures or decks are inserted into the downtown fabric, they should include a liner building along the
street. Real, habitable buildings activate the public spaces
they face, but exposed parking garages have a sterilizing
effect on the value of surrounding real estate. Lining parking structures with habitable space is crucial to natural
surveillance and quality of the urban realm; liner buildings
also provide an opportune location for housing, offices,
retail, and small businesses.
If habitable liners on all sides of the garage are not feasible, architectural treatments are recommended to conceal
the appearance of the garage. Garage ramps should never
be visible from the street; openings should be verticallyoriented of a similar size and proportion to windows on
surrounding buildings.
Liners may also be used to conceal parking lots that create
“missing teeth” (gaps between buildings). The liner could
have habitable space at the second level only (with existing parking remaining at the ground level); the building
wall without habitable space should be architecturally
treated, with vertical openings to mimic windows. This
technique, shown below as built in Winter Park, FL, has
been illustrated in the plan on the Arvest Bank lot. This is
a key site downtown, located at a prominent intersection;
the opportunity to gain a new infill building that defines
the street corner (improving the pedestrian experience
while also creating new leasable square footage) without
displacing needed parking is the goal.

Parking Structure

Liner Building

Primary Street

Diagram showing correct placement for liner buildings

A liner building separates a parking structure from the street (Alexandria, VA)

A liner building separates a parking lot from the street (Winter Park, FL)
Images at left show the rear side of this same building; parking extends
under the entire ground level, except where stairways access the upper
floor, to minimize the loss of parking spaces. The detail shows the opening / grate used at the groud level along on the sidewalk.
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library & twin springs park

above: Twin Springs Park

key recommendations
Twin Springs Park and the former City hospital property
is located at the southern end of downtown. This site is
slated to be used for a new City library; the programming
and design of additional site area is currently under evaluation. The following site concepts, resulting from charrette
input and design efforts, can help inform future decisions;
additional community meetings can be held to review plan
refinements and further build community support.
a

b
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above: Moss House

Moss House Preservation
Everyone agrees the Moss House is at a great location and
could be used in a number of ways for the benefit of the
community and visitors. The views to Twin Springs Park and
the downtown are spectacular. The REACH Foundation is currently tasked with finding a public use for the historic house.

e

Library
The proposed Library building is shown following the current
site plan.

f

Library Expansion
Future expansion of the library can be accommodated on the
side of the building.

g

Parking for Library
Since the parking lots of the former hospital are larger than
needed for the proposed library, a portion of the spaces
should be set aside for visitors to Twin Springs Park and
downtown.

h

Amphitheater / Farmrs Market
An amphitheater is shown taking advantage of the change in
topography that allows seating to be built into the slope of
the exiting hill. The existing slope is steep, offering great visibility to the stage below. The number of seats to be provided
needs further study based on the type of programming the
community would like to attract and the space available in
the park. The building for the stage should also include public restrooms and concessions for use during performances
and for other activities in the park.

Expanded Facilities for the Moss House
Regardless of the eventual use for the Moss House, the facility may need additional space. Any new construction should
appear in the form of one or more detached buildings of a
similar size, or only slightly larger, so as not to diminish the
appearance of the historic house. The area immediately
south of the existing house could be used as future expansion space and parking; in the near term this area could function as flexible outdoor open space.

c

Veterans Memorial
Discussions have been ongoing to determine the future
location for a Veterans Memorial. The location shown here
matches the latest conceptual plan by the Library architect.

d

Flexible Outdoor Space on West Side of Library
The park space on the west side of the new library can serve
the community in a variety of ways. It is relatively flat so it
could be left open for outdoor events or programs. Portions
of it can also be used for art installations, as well as for recreational purposes. A splash pad/ice rink, a use currently
under evaluation by the City (and desired by charrette participants) is shown in this illustration.

The design of the library site can also accomodate a permanent Farmers Market facility. Illustrated here is a concept for
a combined Amphitheater / Farmrs Market structure; alternatively, the Farmers Market could have a seperate pavillion.
As successful examples in other cities demonstrate, the farmers market shelter can also be used for community events.
i

Existing Gazebo

j

Twin Springs (Cleaned up and accessible)
Improving the appearance, physical condition, and safe
access to the twin springs needs to become a priority for
the city. These springs are an important part of the City’s
heritage and if improved they will strengthen the community’s sense of pride, and help tell the unique story of Siloam
Springs to visitors.

Mt. Olive Street

Maxwell Street

Main Street

i

j
a

Street
prings
Twin S

b

c
h

d

f

f

e
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hillside trails
There are several historic paths along Sager Creek that used
to connect the community at the top of the hill to downtown.
One is known as Lovers Lane, connecting the College Street
neighborhood to downtown. Another connects the Moss
House to Twin Springs Park. Over the years these paths have
not been maintained and in some instances are located on
private property. It is the desire of the community to clean
up, repair, and maintain these paths for future use. Where
the paths cross private land, agreements for an easement will
be needed from the property owner. Once this approval is
obtained than the paths will need to be cleared where overgrown with vegetation, properly lighted, stairways repaired,
and guardrails installed where needed.

top: Stairway on Lovers Lane
middle: View of City Park from the entrance to Lovers Lane from College
Street.
bottom: Historic photos of Lovers Lane. The image on the left shows the
entrance from City Park. The image on the right shows the clearly-defined
upper and lower paths from across the creek.
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Survey of
Lovers Lane trail

Restore the historic Lovers Lane trail along the Sager
Creek bluff. This includes clearing the path, repairing
stairways, and installing lighting and guardrails where
needed. Easement permission will be needed across
short distances where the trail crosses private property.

a

College Street

a
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key recommendations

Alpine Street
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east main street

g

d
g

a

b

e

h

f

b

c

i

i

Throughout the public participation process there was a
general consensus that conditions along East Main Street
should be improved, to reinforce and bolster the community that has taken root here, and provide a better
entrance to downtown. The following recommendations
outline suggestions to improve East Main Street.

key recommendations
above: Existing conditions on East Main as it approaches Britt Street.

a

Narrow travel lanes to 10’-6” in each direction
The existing travel lanes on East Main Street are wider
than they need to be and should be narrowed in order
to make space for wider sidewalks, bike lanes or onstreet parking. Travel lanes can be re-striped to reflect
the new dimensions. This will result in traffic calming in
the area and an improved experience for pedestrians
and bicyclists.

b

Add sidewalks to both sides of the street and widen
existing sidewalks
Although there is a steady stream of pedestrian traffic
along East Main Street—especially when area residents are walking to or returning from work at the
Simmons factory—a continuous sidewalk does not
exist on either side of the street. A minimum of 10’
wide sidewalk / planting area on each side of East Main
Street is recommended. (This could be constructed as a
10’ sidewalk with tree wells, or a sidewalk and separate
planting zone.)

c

Add additional sidewalk width where property owner
allows
A minimum 10’ sidewalk / planting area on both sides
of the street is recommended for East Main Street and
fits within the existing right-of-way. However, sidewalks
up to 15’ wide are encouraged where street-oriented
buildings are envisioned. If an individual property owner
would like additional sidewalk space, a property easement for the additional sidewalk width is can be created.
Wider sidewalks increase pedestrian usability and comfort. They also provide spaces for outdoor dining.

above: Existing conditions on East Main Street as it travels east from
the five points intersection.
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h

above: “Siloam Cafe” on East Main Street.

above: East Main Street is one of the primary routes to downtown. It serves as a gateway and
the point of entry for many visitors and residents. Implementing streetscape improvements
and street-oriented architecture will visually transform the space.

d

Plant street trees every 25’ on-center
Planting street trees is an effective way to quickly transform a streetscape. The trees should be planted in line
with each other and should be native to Northwest
Arkansas. A successful street tree provides shade during
the summer months, brings visual order, and helps to
shape the street space.

e

Add on-street parking between Cameron Street and
Gunter Street, on the north side of the street.
In order to support the existing retail and to encourage
future development that is street-oriented, head-in
diagonal parking is recommended between Cameron
Street and Gunter Street, on the north side. The
intersection of Britt Street and East Main Street has
been identified as a central intersection in the neighborhood and the existing retail draws neighbors and
students to the area.

f

Add on-street parallel parking between Cameron
Street and Gunter Street, on the south side of the
street.
In order to support the existing retail and to encourage
future development that is street-oriented, parallel
parking is recommended between Cameron Street
and Gunter Street, on the south side. The combination of diagonal head-in and parallel parking works
best with the existing right-of-way along this section
of East Main Street. For reference, see cross-section
“B” on page 3.23.

g

Add a striped bike lane between the five points intersection and Cameron Street
A striped 8’ wide bike lane (in both directions) is recommended to begin at the five points intersection and
continue through to Cameron Street (see cross-section
“A” on page 3.23). At Cameron Street, the 8’ bike lane
will turn into a shared lane, marked by a sharrow, where
cyclists and vehicles will both use the lane.

h

Add sharrows between Cameron Street and Gunter
Street, traveling in both directions
Painted sharrow markings are recommended in the
travel lanes that begin at Cameron Street and end at
Gunter Street, traveling in both directions. Here, onstreet diagonal parking will line the side of the street
in order to best serve existing and future retail in the
neighborhood. This street design (see section “B” on
page 3.23) is intended to slow traffic and allow cyclists
to share the travel lanes with automobiles.

i

Add a striped bike lane between Gunter Street and
North Hico Street, traveling in both directions
At Gunter Street, the designated 8’ bike lane will begin
again and continue through to North Hico Street.
Cyclists are encouraged to use Hico Street and East
Ashley Street in order to continue traveling east.
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j

above: “La Pasadita” bakery and carniceria on East Main Street.
j

Add a crosswalk at the intersection of Britt Street and East
Main Street
Adding a crosswalk at the intersection of Britt Street and
East Main Street will make it easier for residents and
patrons to cross the street. Access to the existing retail and
the surrounding neighborhoods will be improved. It is recommended that the crosswalk be striped with white paint.

k

Encourage future development to be street oriented
The rendering on the previous page displays buildings that
are street-oriented. This kind of development is encouraged
along East Main Street and attracts pedestrians and cyclists.
Street-oriented development has a build-to line that meets
the edge of the sidewalk. Large setbacks with surface parking lots are discouraged. This type of development is often
best implemented and most predictable when a formbased code is in place.

*

Establish a neighborhood center
The area surrounding the existing retail and restaurants,
specifically the intersection of East Main Street and Britt
Street, is a natural location for a neighborhood center.
Street-oriented architecture and on-street parking are especially important in this area. Facilities for pedestrians and
cyclists are also essential.

above: Illustration depicting the 5-7 year vision for East Main Street, which
includes: narrowed travel lanes, on-street parking, street trees and bike
facilities.

k
k

j

future development
As East Main Street continues to evolve, it may become
necessary to add more on-street parking in front of the
shops, offices and restaurants. Cross-section “C” on page
3.21 depicts a future condition that may exist between the
five points intersection and Cameron Street, or between
Gunter Street and North Hico Street. In either case, as
buildings begin to create a defined street façade, the road
may be re-striped to include on-street parallel parking and
sharrows instead of bike lanes. Sharrows are very effective
in urban places where traffic is already naturally moving
slow—including in retail neighborhood centers.
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* Additional on-street parking to be added to accommodate
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j

k

above: Illustration depicting the 7+ year vision for East Main Street, which
includes: infill buildings that are built immediately adjacent to the sidewalk
(pink color), a continuous street facade, interior courtyard space (green
color), and additional parking behind that can be accessed by the existing
alleys. Form-Based Codes are often recommended to achieve a streetoriented built environment; see Chapter 4 for additional details.

Cross Section A: The above cross-section depicts the “road-diet” on East Main Street, between the Five Points intersection and
Cameron Street. The street design includes: narrowing the travel lanes to 10’-6” in both directions, designating an 8’ bike lane in both
directions, implementing a 10’ sidewalk/ planting zone on both sides of the street, and adding native street trees to the public realm.

Cross Section B: The above cross-section depicts the “road-diet” on East Main Street, between Cameron Street and Gunter Street. The
street design includes: narrowing the shared travel lanes to 10’-6” in both directions and adding sharrows markers, adding on-street
parallel and diagonal parking spaces to compliment existing and future retail, implementing a minimum 10’ sidewalk / planting zone
on both sides of the street, and adding native street trees to the public realm.

Cross Section C: The above cross-section depicts a future “road-diet” on East Main Street, between the Five Points intersection and
Cameron Street as well as between Gunter Street and North Hico Street. This retrofit is intended to be implemented when future development along the corridor has a substantial amount of office, retail and entertainment, that requires additional on-street parking. In
this case, the designated bike lanes shown in cross section “A” above may be converted to on-street parking spaces, and the bike lanes
will shift to shared travel lanes, marked by sharrows. This future retrofit can be accomplished with a simple re-striping of the asphalt.
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east park

a

c

b

f
g

d

e

above: The design for Eastern Park is ambitious; investment in the public space here can serve as a catalyst for reinvestment in the East Main Street area,
downtown, and the surrounding neighborhoods.

Extending the Park System
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The proposed “Eastern Park” is the result of a series of discussions that occurred during the charrette week. Since
many houses no longer exist in what is now designated as
in the Sager Creek floodway, this unbuildable area can be
turned into a new park. This park can serve as an amenity
to attract new residents to live downtown; this can help
with revitalization by providing additional customers to
support downtown and East Main Street businesses.
Eastern Park, as illustrate above, extends beyond the
floodway to include parts of the floodplain. These are
properties that are mostly vacant, and will require more
costly insurance (and higher construction costs) due to
proximity to the floodway. The park also includes some
properties that are not in the floodplain, to provide buildable area for new buildings to serve the park patrons. If
implemented, the park may have a different shape from
what is shown due to which properties are donated or
able to be purchased.

a

Path connection with E. Benton Street

b

Path connection to E. Ashley Street

c

New pedestrian bridge crossing Sager Creek, either in
the location of the previous bridge or in a new location

d

Existing bike trail can remain in place

e

Washington Street can be moved away from the creek,
to improve the connection to this new park from the
creek, but this is not critical to the success of the plan

f

A new east-west trail connects through the new park to
N. Hico Street

g

A new gazebo in the park terminates the view from N.
Britt Street

h

East University Street could be shortened to remove cutthrough traffic and provide a safer park edge

above: The image above depicts one example of how the neighborhood may develop in the future. Multi-family building could be built closer to the
park’s edge, with townhouses and single family houses throughout the neighborhood. Many of the existing houses are expected to remain.

Today, many people are choosing to live in urban neighborhoods to be closer to daily needs, activities and work.
These are folks who tend to be interested in daily access
to recreation. Having direct access to the expanding trail
system from home is especially attractive to younger
people entering the work force and to those looking for
an active retirement. Twin Springs Park and City Park are
fairly close to the East Main area, but they do not have
active recreational facilities; those are further west. For
the convenience of the residents, East Park should contain
some active facilities if its eventual size allows. It could
have a dog park and/or a community garden. This park
should also be considered as a future home for the proposed downtown Wellness Center.
The plan proposes a trail “spur” that extends through the
park and connects to Hico street. This loosely follows the
creek that connects to Sager Creek behind the Simmons’
plant. With bike facilities on Benton St., and a new trail
going up the bluff to Benton St. and Ashley St., there will
be a direct east-west bike connection from JBU to Hico St.
that intersects the Dogwood Trail going northeast.

The portion of the park that is near East University St. and
N. Britt St. is situated on high ground, making it an ideal
location in the future for any needed permanent facilities
related to the recreational uses (e.g. a Wellness Center).
The image above shows various new buildings between
University St. and East Main St. This is conceptual; future
development in the neighborhood will likely look very different. The image demonstrates that a variety of building
types can contribute collectively to improving the neighborhood. Many existing houses will likely remain. Some
could be moved to a nearby site if deemed to be historic
or contributive, especially those currently in the floodway.
The creation of this park does not rely on moving
Washington St. as shown in the plan, nor the cutting off
of University St. from Hico St. The plan shows this as a
way to enhance the park, but given the various ownership
of the properties involved, these are not requirements to
have a successful park that will help in the neighborhood’s
reinvestment. The park should also be given a new name;
perhaps a major donor could get naming rights.

3.25
07.28.14

Downtown & Connectivity Master Plan | plan concepts

improving connectivity
to JBU

Legend
Existing Trail
Proposed Trail
Bike Lane
Sharrow

to Highway 412

Bike and Trail Connections

Improving pedestrian and bicycle connectivity between
downtown and surrounding areas area will involve trail
extensions and the addition of bicycle infrastructure.
Filling in sidewalks where they are missing, and making
them wider where they are currently too narrow (such as
along the Mt. Olive Street bridge), will make walking safer
and more comfortable. Adding to the existing off-street
trail system, which is currently disconnected downtown,
will strengthen connectivity to the east and the west of
downtown. The proposed park extension – called East Park
– will simultaneously connect, add park space in the floodway, and improve the surrounding neighborhoods.
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Recommended bike infrastructure improvements throughout Siloam Springs include the addition of both sharrow
symbols and designated bike lanes. Sharrow symbols
painted in the roadway alert drivers to the fact that the
travel lane is meant to be shared between cars and cyclists.
Sharrows work best in urban areas where car traffic is
traveling slower. Designated bike lanes work best where
car traffic moves faster and cycle traffic requires a sepa-

rate facility. Sharrows, painted on downtown streets, are
a quick and effective way to remind drivers that cyclists
are sharing the travel lanes. Designated bike lanes are not
recommended in the core of downtown, as vehicle traffic
is designed to be moving slow, pedestrian traffic is moving through shops, and patrons are dining at the sidewalk
cafes. Since downtown is a bustling place, sharrows allow
both cars and cycles to move slowly through the area.
The
Downtown
&
Connectivity Master Plan
has highlighted primary bike
routes and recommended
that sharrows or bike lanes
be implemented on key
routes. Coupled with vehicle
lane narrowing and essential
street furniture – like bike
racks – these improvements
will encourage cyclists in the
downtown area.

above: Sharrow marking

rehab, reuse: maintain a living downtown
Siloam Springs is fortunate to have a fine collection of historic buildings in its downtown. As is common for historic towns, many of
these buildings have changed uses over time. There are currently
a handful of buildings or sites (“places”) that are in a state of transition; conversely, there are also a handful of “anchors”, desirable
downtown destinations and institutions in need of a permanent
home. During the charrette, there was a lot of conversation about
the appropriate uses for each site, and where these anchors should
be located. During the work-in-progress presentation, a series of
keypad questions polled those in attendance about ideas that had
been discussed. Although clear consensus was not achieved in one
week, what was clear was the priority to rehabilitate and reuse the
historic structures, to ensure their future maintenance so they can
continue to contribute to a lively downtown. The following pages
summarize input received and provide some guidance for future
reuse of key buildings and sites in the downtown.

PLACES

ANCHORS

moss house

library

old library site

museum

old hospital site

wellness center

current fire station

farmers market

old sanctuary

non-profits

old post office

arts

others

others

“places” to be programmed
The Moss House
11%

The City very recently deeded the Moss House to the REACH Foundation, a local non-profit
that used to help manage the space when it was part of the Hospital. Contingent on the
donation of the property is that the building be used for a “public purpose,” which fulfills the
historic use of the property. The REACH Foundation is now tasked with finding a public use,
such as a community event space or non-profit occupancy that will benefit the community.
During the charrette, several ideas were proposed for future use of the space that can take
advantage of and showcase the exceptional views of downtown and Twin Springs Park. A
popular suggestion was that the Moss House be expanded (though separate adjacent structures) and be used for event space or a bed and breakfast. At the Work-in-Progress presentation, 90% of attendees responded either “yes” or “maybe” when asked if the Moss House
should be expanded and used as event space.

no, it should
be used for
something
else

DO YOU
THINK THE MOSS
HOUSE SHOULD BE
EXPANDED SO IT
CAN BE USED AS AN
EVENT SPACE?

30%
maybe

60%
YES

The Old Post Office
The old post office is located on a prime site on Broadway. It is situated amongst a series of
restaurants and shops that are making a comeback and defining a new image for downtown.
Currently, the building is slated to become the new home of the Siloam Springs Museum.
However, as the keypad polling results demonstrate, public opinion regarding the future of the
vacant building varies. The museum is an important downtown institution that needs to find
a new location to properly display its exhibits; there have been questions raised regarding if
the museum will be able to raise the funds needed to retrofit the post office building, and if
this use will produce enough activity on its own to benefit surrounding shops and restaurants.
It would be most advantageous if the new use for the old post office had a function that
required patrons to come downtown often—perhaps even daily. Many citizens suggested
converting the old post office into a boutique grocery or restaurant; others suggested the
classroom functions of the new Wellness Center, or an artists studio could be a good fit. If it
is possible to find an alternate location for the enhanced museum, these uses – which could
draw additional foot traffic to the downtown – would be a good fit. It is also possible that the
new museum could share the space with another tenant (such as an art gallery or retail shop)
to maximize the potential of this prime main street location.

21%
maybe

49%
NO, it

DO YOU
THINK THE OLD
POST OFFICE
SHOULD BECOME
THE NEW
SILOAM SPRINGS
MUSEUM?

should be
used for
something else

29%
yes
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The Old Fire Station

17%

no, it shoul d
be used for
something else

62%

DO YOU
THINK THE OLD
FIRE STATION SITE
SHOULD BECOME
PART OF THE CITY
PARK/GREEN
SPACE?

21%
maybe

YES

The Fire Department plans to relocate its downtown facility by 2016, which will
leave the current building on Mt. Olive Street empty. There is potential to reuse
the building for other city functions, such as an expanded Parks and Recreation
Department office facility; however, given the age and the aesthetic condition of the
existing structure, many charrette participants suggested the removal of the building. Given the building’s location bisecting City Park (and in a location where several
key off-road trail connections are needed), it is recommended that the building
be removed and the site become part of an expanded park space. At the Work-inProgress presentation, 83% of participants answered either “yes” or “maybe” when
asked if the Fire Station should become a part of City Park.

The Old Hospital Site
27%
yes

45%
NO

DO YOU
THINK A NEW
WELLNESS CENTER
BUILDING SHOULD BE
PLACED ADJACENT
TO THE NEW
LIBRARY SITE?

27%
maybe

The relocation of the hospital has left a large vacant opportunity site adjacent
to Twin Springs Park. Construction of a new, expanded library here has generated excitement and momentum. The current draft site plan that also includes
an amphitheater on the site is particularly popular within the community. Even
with the library and amphitheater, there is additional space on the site to be programmed. Ideas include a permanent farmers market, a Wellness Center, expansion
space for the library building, or open park space. When the public was asked about
locating a new wellness center adjacent to the new library, the response was mixed:
45% of attendants said “no” while 54% of attendants said “yes” or “maybe.”

The Old Library Site
17%

no, it should
be used for
something else

63%
YES

DO YOU
THINK THE PARKS
AND REC DEPARTMENT SHOULD
RELOCATE TO THE
OLD LIBRARY
SITE?

20%
maybe

There are currently plans to construct a new library at the former hospital site. The
current library building, although constrained in size, is well located adjacent to
Bob Henry Park and could be reused in the near future. Ideas suggested by charrette participants included: a riverside restaurant, the Siloam Springs museum, a
Wellness Center (which would require an addition to the existing building), and
offices for the Parks and Recreation Department. The latter option was tested with
the members of the public and an overwhelming 83% of audience members agreed
that re-using the old library building for Parks and Rec was a good idea. However,
the idea of relocating the new museum to this site was also tested with the public,
and the audience also responded positively: 71% said either “yes” or “maybe” when
polled. Although many future uses are possible, the ideal future user is one that is
compatible with and attracts visitors to the adjacent park space.

The Old Methodist Church Sanctuary
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The old Methodist Church sanctuary, which currently houses the Sager Creek Arts
Center, is situated in a prominent location adjacent to Twin Springs Park. The presence of this historic building contributes positively to the character of downtown
and to the Park specifically; the importance of this site and building will increase
as planned improvements to the old hospital site (library and amphitheater) are
implemented. The Arts Center is a valued downtown organization; however some
concerns were raised about the high costs of maintenance for a building of this
type, and if remaining the sole tenant of such a large structure is a viable long-term
solution. Suggestions were made to co-locate other non-profit functions or arts
programming (such as artists studios) here, to make better use of the large facility
and ensure its upkeep is continued.

“anchors” that need homes
Museum

The location of a new, expanded Siloam Springs Museum was a topic of wide discussion during the charrette. Current plans are for the museum to be located in the vacant post office
building on Broadway Street. Many expressed the desire to instead use the old post office
for something that would have higher levels of daily foot traffic to draw customers to the
downtown area, such as a restaurant or boutique grocery store. However, the importance of
having the museum in the historic downtown area, which will make visits more meaningful
and informative for patrons, was also frequently sited.

28%

41%
YES

When considering other locations for the new museum (at the request of some participants),
the old library site was suggested as one alternative, to generally favorable although mixed
reviews. Regardless of the final location, it is clear that a new location for the museum,
large enough to properly display its exhibits, is essential; and this should be located within
the downtown area. Often times, museums successfully partner with an art shop/gallery, a
cafe, or another retail use in order to encourage the public to make trips on a repeat basis.
Co-locating another use in the post office building could be a viable solution that maximizes
the potential of this prime downtown location; the large square footage of the post office
structure seems conducive to this solution as well.

DO YOU
THINK THE
SILOAM SPRINGS
MUSEUM SHOULD
RELOCATE TO THE
OLD LIBRARY
SITE?

no, it should
be used for
something else

31%
maybe

1%

maybe

Farmers Market & Amphitheater

Popular features in the proposed reuse of the former hospital site is a town amphitheater
and a permanent structure for the local farmers market. These are suggested to be located
adjacent to the new library and Twin Springs Park, at the bottom of the hill (see the previous
section called “Library Site” for more information). These uses work well with the topography
and will meet current needs within the community. When polled regarding the ideas, community members almost unanimously agreed (99%) that the library site was an appropriate
location for the farmers market and an amphitheater.

Wellness Center

99%

DO YOU
THINK THE
FARMERS MARKET
AND AMPHITHEATER
ARE A GOOD
ADDITION TO THE
NEW LIBRARY
SITE?

YES

Bridges to Wellness has an initiative underway to bring a Wellness Center to downtown
Siloam Springs. The facility would include recreation courts and exercise areas, as well as
classrooms for community educational sessions on wellness/quality of life topics, and administrative office space.
Downtown is the ideal location for this facility; it will draw people several times per week, which will conversely benefit
local shops and restaurants. Several sites were discussed, including the Moss House, the old post office, the old library, or
adjacent to the new library on the old hospital property. Due to the size of certain facilities (playing courts), the building
requirements could grow to be quite large. A solution to be considered is breaking the program into several components
that could be located in separate structures throughout the downtown.

The Arts & Other Non-profits

Throughout the charrette, it became clear that there is an interest in the arts for people of all ages in Siloam Springs. There
is a community of local artists, musicians and artisans that would benefit from a dedicated gallery or performance space.
The space might function as a flexible area with an exhibit(s) that changes often.
The programming of downtown open space – such as the planned new amphitheater – should be done in conjunction
with the local arts community to maximize their participation. As outlined above, there are opportunities in several key
downtown sites (the old post office, the old sanctuary, the Moss House) to utilize a portion of the structure for arts and/
or non-profit activities. There are certain to be new opportunities in the future as other sites become available; a focus on
the arts should be made a key part of downtown revitalization.
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downtown & connectivity action plan
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Implementing the plan will require closely coordinated efforts by Main Street Siloam Springs, City Board and departments,
developers, property and business owners, and philanthropists. The shared vision created through the public design process
will provide a valuable road map for investments and implementation actions. This chapter describes the recommended next
steps, organized into the following sections:

1. Programming, Events, Marketing

Successful downtown revitalization is much more than physical improvements. Quality public spaces, restored buildings
and a multi-modal transportation network are essential but
not sufficient on their own. Ultimately downtown’s success
depends on its businesses and the experiences people have
there. Enhancing residents’ sense of ownership and engagement in downtown will be critical in developing support and
motivation for investments in downtown improvements.
Activities that encourage residents to include downtown in
their daily lives will build interest and political support as the
community recognizes their stake in downtown’s future.

2. Public Investment

The Public sector will play a critical role in plan implementation. This will include actions such as making regulatory
changes to permit the type of development envisioned (e.g.,
amending the zoning to allow food trucks and adopting
context-sensitive street design standards); and encouraging
revitalization / new development (e.g., amending flood maps
to reduce insurance costs or adopting a form-based code to
streamline the development approval process). This will also
include implementing identified near-term (1-3 year) and
mid-term (3-7 year) capital improvements.

3. Private Investment

Improvements by the public sector will stimulate additional
investment by the private sector. Downtown private investments anticipated under this plan include continued renovation of historic buildings; enhancing downtown streetscapes
through the conversion of first-floor offices to shops and the
addition of parklets on Broadway; and developing infill buildings to replace “missing teeth” in downtown streetscapes.

4. Funding Improvements

This implementation strategy includes an estimate of capital costs in order to properly scale a strategy for funding.
Improvements envisioned by the plan will be most effective if
undertaken within a relatively short time frame (5-7 years), to
achieve momentum and spur private sector confidence and
investment. At the charrette work-in-progress presentation,
participants indicated support to further investigate using a
¼- to ½-cent sales tax of finite length (5-7 years) to fund proposed improvements. Funds would be allocated to specific
downtown projects, which may include new initiatives as well
as those currently in-progress (such as proposed improvements to the library site). Examples from other cities show
the success of using bond financing for improvements of this
type. In addition, some projects may be eligible for federal,
state and philanthropic grants.

why downtown?
Downtown presents the community’s best opportunities
to enhance the tax base, taking advantage of existing infrastructure without the need to extend roads and utilities to
greenfield sites on the edge of town. The density of downtown development returns significantly higher tax revenues
per acre than does suburban shopping center development.
To illustrate this phenomenon, the returns from two example
blocks were quantified and compared. The downtown block
is bounded by N. Broadway, Central, Mt. Olive and University
streets and includes 21 Springs and the KLRC radio station
office. The suburban block includes Highland Park Shopping
Village, Liberty Bank and other properties in the block
bounded by S. Mt. Olive, E. Kenwood and S. Maxwell streets
and Highway 412 East.
The downtown block includes 10 properties with a total market value of $2.1 million. They generate $23,723 in annual
property taxes for the City, or $22,593 per acre. The 7.75
acres at Highland Park have a total market value of $6.2 million. They generate $22,593 in annual City property taxes, or
$5,388 per acre.
Sales taxes are a more important source of revenues to the
City. The downtown businesses have roughly 20,000 square
feet of retail space, generating an estimated $150 per square
foot in sales and $61,000 in sales taxes, an average of $58,000
per acre. Assuming that Highland Park Shopping Village has
80 percent of its space occupied by retailers with average
annual sales of $150 per square foot, it generates $165,000
in annual sales taxes or $21,000 per acre.

Annual City Tax Revenues
from Downtown and Highway
Commercial Development
downtown
highway
mixed-use
commercial
Acres

1.05

7.75

38,193

77,362

Property

$23,723

$41,760

Sales

$60,979

$164,662

TOTAL

$84,701

$206,421

Square Feet of
Buildings
Total Annual Taxes

Total Annual Taxes (per acre)
Property

$22,593

$5,388

Sales

$58,075

$21,247

TOTAL

$80,668

$26,635

Note: Downtown Block bounded by N. Broadway, W. University, N. Mt. Olive
and W. Central streets.
Highway Commercial Block includes Highland Park Village Center, bounded
by S. Mt. Olive, E. Kenwood, S. Maxwell streets and Highway 412 East.
Source: Benton County Assessment Database; Partners for Economic
Solutions, 2014.

Thus, on a per-acre basis, downtown development generates
significantly more revenues to the City – $81,000 annually
from downtown development versus $27,000 from suburban
development.
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programming, events and marketing
Enhanced programming, events and marketing efforts will
further define downtown’s unique appeal and draw in additional consumers, boosting the viability of downtown shops
and restaurants. Specific steps include:

Continue to host community-wide gatherings

The community highly values downtown’s Dogwood Festival
and the Light Up Siloam Christmas Parade. Main Street
Siloam Springs sponsors additional smaller promotions,
including Dog Day Parade and Bed Races on Broadway. These
shared events create opportunities for residents and visitors
to come together to enjoy the downtown experience.

Pursue new events (concerts, performances) to
attract new patrons to downtown

Throughout the summer, the Second Saturday Music concerts attract visitors to downtown. Additional concerts
could be programmed at downtown venues such as the
planned amphitheater, and help to build downtown’s customer base (particularly if timed to support local restaurants). Partnerships with the school system and John Brown
University could create opportunities for downtown performances by their students’ vocal and musical groups, attracting new audiences downtown.

Expand farmers market activities

The weekly farmers market motivates other residents to
come downtown. Construction of a permanent facility on a
site better integrated with downtown’s retail core, coupled
with cooking demonstrations and other events, will help
spur pedestrian activity and attract patrons for downtown
stores and restaurants.

Promote tourism

The Chamber of Commerce, Main Street Siloam Springs
and the City should consider creating a staff position for
promotion and tourism. In many communities, hotel taxes
are targeted for tourism promotion, helping to support
staff and advertising costs. Joint promotions with Cherokee
Casino might be attractive to broaden the casino’s appeal.
Downtown has the small town feel, historic setting and
unique shops that appeal to many visitors. Expanding visitation will provide downtown businesses with new customers
and greater sales potential.

Reinforce downtown identity

Main Street has developed a strong brand for downtown.
A recent program to install wayfinding signage is already
producing results in guiding new visitors to the downtown.
This effort could be reinforced with additional banners and
signage.
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Christmas Parade on Broadway (photo credit Feyerabend Photoartists)

Whitewater Recreation Park
The grand opening celebration for Siloam Springs’
Whitewater Recreation Park was held in June 2014. This
new park, located four miles south of downtown, is the
result of a nearly $2 million investment from the Walton
Family Foundation. It contains 600 feet of engineered river,
with two distinct rapids. It also includes paved trails along
the Illinois River, picnic tables, a climbing boulder for kids,
changing rooms and a family swim area with riverside seating.
This new amenity, which is expected to draw visitors from
the City, region, and beyond, offers a significant opportunity
for cross-promotion with downtown Siloam businesses and
recreational sites. Visitors to the whitewater park likely
lead active lifestyles; a nearby historic downtown that offers
additional recreational opportunities through trails, parks,
and walkable, bikable streets, as well as shops, restaurants,
and places to stay, is a natural fit. Downtown should explore
programs that take advantage of this synergy, and leverage
this nearby asset by marketing downtown resources to park
visitors.
For example, the Inn at the Springs and downtown restaurants could offer special promotions that draw in and
encourage park visitors to spend additional time in Siloam.
Special events in downtown Siloam Springs (specifically
those focused on wellness and recreation) could be coordinated with the hours of operation and promoted with any
special events at the Whitewater Park, to make it easy for
visitors from the greater region to attend both. A map or
brochure summarizing recreational opportunities, including downtown’s parks and trails, should be accessible to
all Whitewater Park patrons to encourage visitors to spend
time exploring all that Siloam has to offer. In the long term,
a hard or soft trail connection between the Whitewater Park
and downtown should be pursued, to allow visitors and City
residents the opportunity to bike or hike between the two
destinations. This exciting new facility will provide a new
recreational resource for Siloam residents; it also has great
potential to mutually benefit and contribute to downtown’s
continued resurgence.

above images from arkansasonline.com
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public actions
Near-Term Actions

The plan envisions a series of public actions and investments to
enhance the public realm, improve the downtown experience,
and to incentivize private investment.

Redraw the FEMA maps

Redrawing the Federal Emergency Management Agency (FEMA)
flood maps for downtown and surrounding neighborhoods
does not involve new physical improvements, but it could
mean a major reduction in private-sector costs for downtown
developments and businesses. The City and the Army Corps of
Engineers have made a series of major investments to reduce
Sager Creek’s flooding tendencies. The current FEMA maps do
not reflect fully the impact of those improvements. For businesses within the flood plain, this results in very high rates for
annual flood insurance. Redrawing the maps could reflect the
current reality and reduce that undue burden, making downtown business operation and development less costly.

Review and revise development regulations

In a few instances, the types of development and activities envisioned to enliven the downtown are not supported by current
regulations. Recommendations for changes to be consistent
with and enable plan concepts include:
• Bed & Breakfasts are outstanding for restoring and reusing historic structures while providing a valuable service
to area visitors. The downtown zoning should be revisited
to ensure there are no standards or use prohibitions that
inadvertently discourage this use.
• Food trucks have proven successful in allowing entrepreneurs to develop new food businesses, while enlivening
public spaces (e.g., parks and plazas). The City is currently
working on an ordinance that would allow this use in the
downtown area; this is an important initiative that should
be continued through to adoption.
• The City recently adopted a Master Street Plan with standards to guide improvements to City streets. Contextsensitive design standards, calibrated specifically for downtown, will be needed to implement the vision described in
Chapter 3. (Page 4.7 contains a summary of recommendations to be considered).
• Instead of simply making development according to the
vision possible, zoning regulations could be further amended to prescribe specific urban form and design standards
using a form-based code (see pages 4.8 and 4.9 for additional information).
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• The concept for “parklets” was very popular with charrette
participants; implemented by the private sector, the City
Board will first need to permit the creation of these sidewalk extension areas (see page 4.15).

Seek partnerships to maintain city parks, springs,
trails

Also important will be addressing the annual maintenance costs of downtown parks and open space
improvements. The limited staff available for parks
maintenance has meant that parks and trails may be
cleaned and repaired less frequently than warranted.
Of course, clean parks attract more use and provide a
more enjoyable experience. Sponsorships with area
businesses and institutions could help to fund additional maintenance efforts in individual parks or along
bike trails. Volunteer clean-up and planting days could
supplement City staffing.

context-sensitive street design
Compact Urban
Recommended Street Specifications
Design Considerations
Design Speed (mph)

25

Posted Speed (mph)

25

Vehicle Lane Width

10’ min.
11’ max.

Curb Radius1

15’ max.

Bike Lane Width

4’ min.

On-street Parking Width (parallel)2

7’ min.
8’ max.

Planting Zone Width3

6’ min

Street Trees
Sidewalk Width

30’ o.c. typ.
6’ min.
no max.

Effective turning radius shall be 25’ min.
Measured face of curb to vehicle lane
3
Where adequate width not available, trees planted in tree
wells shall be used
1
2

In 2014 the City adopted an update to its Master Street Plan
which contains guidelines for street development applicable
citywide. There are several different types of urban settings
found in Siloam Springs (rural, suburban, and urban), and
it is not possible to create one set of standards to apply
to every context. For example, in suburban areas, wider
streets with separated buildings and land uses produce a
reliance on motor vehicles as the primary mode of mobility; priority is given to the needs of motorists, and design
speeds typically vary from 35 mph to 45 mph. Conversely, in
the downtown area, compact streets, closer building placement and mixed uses facilitate walking as well as cycling and
motor vehicle mobility. Design speeds should be slowed to
25 mph to balance the needs of all users.
The Master Street Plan acknowledges this challenge and
allows for flexibility from the standards for unique circumstances. This will be especially critical in the retrofit of
existing streets downtown, where existing historic buildings, rights of way and curb to curb width were initially well
dimensioned to support pedestrian movement and also
accommodate vehicular mobility. There is a renewed desire
to manage for slower vehicle speeds to enhance safety for
all modes (walking, biking, and driving).
Based on the recommendations of the Downtown and
Connectivity Plan, a new set of street design specifications
should be created for the downtown district to proactively
guide the design of walkable streets that serve diverse travel
modes.
To attain walkable streets with a 25 mph design speed travel
lanes are narrowed and 2-way; curb radii at intersections
are typically smaller; and on-street parking, street trees,
and wider sidewalks are included. Recommended design
configurations for specific streets in the downtown area can
be found in the drawings included in Chapter 3. Guidance
for designing walkable streets can also be referenced in
ITE/CNU Recommended Practice book titled Designing
Walkable Urban Thoroughfares. A summary of key dimensions for consideration is provided in the table, left.
Walkable street design specifications specific to the needs
of the downtown district could be adopted by the Board to
supplement the Master Street Plan; these standards could
also be included as part of a form-based code created to
guide improvements in the downtown district.
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a form-based code approach
In order to implement the plan, a form-based code could be
adopted to apply to new development downtown. Formbased codes focus primarily on the physical form of development and can be used to realize a desired community vision.

The Regulating Plan applies the code standards, such as
build-to lines or zones, building types or context zones,
and street types to specific lots and parcels.

Form-based codes differ from traditional zoning in that they
prescribe specific urban design standards and place fewer
restrictions of the specific use of land. For example, a traditional zoning code may designate a property be used specifically for commercial purposes, but be silent about its urban
characteristics. Conversely, a form-based code provides
detailed regulation about elements of design that impact the
quality of public streets and spaces. Form-based codes specify
where a building should be placed on its site to define the
street space, that the building not have blank walls to face
public spaces, and that it provide shade over the sidewalk
with awnings or canopies. Some codes include detailed architectural standards that specify materials and configurations
of design details that are harmonious with local and regional
precedents. The code may allow for a wider range of uses
than traditional zoning, which is particularly relevant in historic buildings that often require flexibility for change in use
over time.
A form-based code approach to downtown zoning would help
to ensure that future infill buildings and improvements conform with the plan vision, getting the basic form and massing
right while controlling for the key elements that affect how
well buildings respect and contribute to the public space.
Another potential benefit of form-based codes is a streamlining of the review process, which encourages new development by providing clarity and certainty. Form-based codes
allow by-right development in congruence with the standards
set forth; since the community has already given approval to
the development forms specified by the code, the overall
review and approval process can be shortened. In addition, the “guessing game” of what will be approved that can
be associated with the approvals process is eliminated. By
establishing clear standards that support the community’s
vision and provide a visual guide to design criteria, community
members can also be assured that infill development will be
desirable and contributive to the character and function of
the town.

Consultant fees to draft and implement a form-based code
vary; factors include how much involvement City staff plans to
undertake (particularly in the revision and adoption process),
as well as level of detail desired for code components (such
as Architectural Standards). The community vision and formbased recommendations in this plan provide a solid foundation for a new code. Considering the planning work already
complete, a preliminary budget to create a new form-based
ordinance for the downtown study area could be expected to
4.8 range from $45,000 to $75,000.
07.28.14

Regulating Plan

The following pages show the components that are typically
part of a form-based code.

above: The Regulating Plan for Glenwood Park in Atlanta, GA specifies
building types and street types for specific parcels. Build-to lines and
zones (in red) show where the front building wall must be placed on
each lot.
below: Built results in Glenwood Park.

Urban Standards

Urban Standards illustrate and describe the required relationships between buildings and public spaces, incorporating such
characteristics as the build-to lines or zones, setbacks, building heights, ancillary elements, and location of parking.

Architectural Standards

Architectural Standards specify by categories
the architectural elements, configurations,
and materials for use in the construction of
buildings. The level of detail included in a
code varies based on community preference.
Some codes go to a great level of detail to
specify desired architectural style and design
elements; others limit instruction to just those
key elements that are vital to walkability, such
as prohibiting blank walls, and providing shelter at the ground floor level.

Street Standards

Street Standards illustrate by street type the physical conditions shown in the right-of-way, such as width of travel
lanes, sidewalks, street trees, and on-street parking. Street
types are prescribed to specific thoroughfares on the
Regulating Plan. The standards can be used to guide the
enhancement of streets, over time, as improvements are
needed in the downtown area.
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public improvements
Near-Term Public Improvements

Mid- to Long-Term Public Improvements

In the short term, several improvements could significantly
change the downtown experience without major new costs.
Illustrated in Chapter 3, these actions should include:

As funding becomes available, the City should proceed with
design and construction documents for the following additional improvements, listed by priority:

•

•

Install additional trees, sidewalks, and pedestrian
lighting as needed in the downtown study area

•

Upgrade Twin Springs and Siloam Springs to better

Install bike racks and additional street furniture,

focused on the primary downtown corridors of Mt. Olive,
University, and East Main Streets. This is estimated to
include up to 42 additional benches and 21 trash cans
(recent improvements on Broadway already installed
street furniture).

•

Convert one-way streets to two-way operation

•

Re-stripe streets for pedestrian and bike improvements; this includes narrowing travel lanes to accom-

modate additional on-street parking on Broadway, Mt.
Olive Street, Ashley Street, and Wright Street, and adding
bike facilities to Benton Street to create another convenient connection between JBU and downtown

•

Expand the Main Street façade improvement
program to fund more buildings for up to $5,000 per
building

•

Seek a private or non-profit partner for the Old
Post Office building. Ideally the new user will be one

that attracts a steady stream of users to help activate the
downtown

•

Commission murals to be painted on blank walls to

improve aesthetic appearance and pedestrian experience on downtown streets. Additionally, existing murals
should be sealed to protect and preserve the artwork.

•
•

showcase the city’s heritage

Develop a permanent facility for the Farmers

Market

Rebuild the 5-point intersection (East Main &
Washington Streets) to improve pedestrian and vehicular safety

•

Redesign East Main Street with new roadway, side-

•

Improve Mt. Olive Street: connect sidewalks and add

•

Develop a new park at the old hospital site in
conjunction with the new library; this could include an
amphitheater to host music, theater, dance and other
performances

•

Expand City Park with removal of the Fire Station

•

Rebuild Lovers Lane from Sager Creek up the hill to

•

Provide an off-street pedestrian and bike trail
connection of Dogwood Springs Trail; this includes

walks, lighting and street trees to create a better downtown gateway and improved setting for local businesses
and development
street trees; widen sidewalks on Mt. Olive Street bridge

the College Hill neighborhood

a connection from Twin Springs Park to City Park and a
connection through City Park along Sager Creek

•
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Expand the waterfront park east of Sager Creek

(East Park)

•

Improve gateways to the downtown; this can be

•

Implement off-street parking lots when needed;
an updated needs analysis can be produced as new
destinations and improvements to public spaces draw
additional visitors to the downtown

accomplished through streetscape improvements and
signage on Mt. Olive Street and East Main Street, as well
as infill buildings at key locations (such as at the termination of Main Street entering downtown)

analysis of downtown infrastructure
During the Charrette, members of the planning team documented key elements of the above-ground public infrastructure in
the “heart of downtown” blocks. This analysis identified interruptions in the existing sidewalk network, pedestrian-scaled lighting coverage, and tree canopy. Documentation of this analysis is shown below; this information was used to assist in producing
cost estimates for needed improvements.

Sidewalk Analysis

Legend

Lighting Analysis

Legend

Sidewalks less than 5’

Existing pedestrian lighting

Sidewalks 5’ to 8’

Existing cobra-head lighting

Sidewalks wider than 8’

New lighting needed

New sidewalk needed
Existing Crosswalks
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estimated capital costs
Near-Term Public Improvements
The following tables attach order-of-magnitude costs to the list of capital improvements recommended to enhance the downtown, beautify its public spaces, improve road functioning and support additional private investment. These preliminary
estimates (generated in collaboration with City staff) have been produced to approximate the total costs for improvements
envisioned, for the purpose of properly scaling the implementation funding strategy. Detailed estimates for each improvement,
which may vary from these preliminary estimates, will be needed at the time of implementation.
The near-term capital improvements (1 to 3 years) have a total estimated cost of $90,900. Including a preliminary allowance to
draft and implement a form-based code, also a near-term goal, the total estimated near-term budget is $150,900.

Near-term Improvements
What is
envisioned?

Estimated
Cost

1. Bike Racks,
Street Furniture

Add bike racks and street
furniture where needed
in downtown study area,
focused primarily on Mt
Olive, University, and East
Main Streets

$500 / bike
rack
$800 / bench
$700 / trash
can
$36 / banner

2. Re-striping
Streets

Re-stripe streets to improve
pedestrian and bike access
(maintain exist curb-tocurb, re-size travel lanes
in order to add parking or
bike lanes where possible;
add crosswalks where
missing)

$1.00 per
linear foot

3. Façade
Improvement
Loans

Provide money for façade
improvements in downtown area

$5,000 per
property

4. Old Post
Office Reuse

Building repairs / improvements to make Post Office
usable by new tenant

$1.1 million
for repair and
renovation

5. Murals

Commission murals to be
painted on blank walls
to improve aesthetic appearance and pedestrian
experience on downtown
streets.

$20 per
square foot

Estimated
Quantity

42 benches
21 trash cans
60 banners

6,900 linear
feet

3 projects annually

1100 square
feet

TOTAL ESTIMATED COST (near-term improvements)
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TOTAL
Estimated
Cost

$47,000

Notes

- New bike racks not included
in cost ($10K is presently
allocated for downtown bike
racks, plans are in progress to
locate and install).

Suggested
Responsible
Party

City /
Main Street

- Street furniture installation
can be timed with other improvements (road diet, etc),
- Estimate includes Mt. Olive,
East Main, Ashley, Wright
and Benton Streets. East
Main would be a temporary
improvement which may not
be necessary (depending on
timing of street reconstruction, see #11).

City

$15,000

- Current program provides
$1,000 per project (matching grant) - has budget for
$3,000 per year. Recommend to increase loans up
to $5,000 per property and
budget for three projects
annually.

City /
Main Street
(Seek Grants)

already in
budget

- BOD has already allocated
$500K, looking for new tenant to provide matching
funds for improvements.

City /
Private Sector

- Cost for approx. 2 murals.
May be able to get a reduced
fee with local competition.

City /
Main Street
(Seek Grants)

$6,900

$22,000

$90,900

Mid-Term Public Improvements
The more substantial mid-term investments (3 to 7 years) include upgraded streetscapes, a new farmers market facility, rebuilding East Main Street, the Mt. Olive Street road diet, and open space/trail improvements. These investments carry a construction cost estimated at $2.5 million. With an additional 20 percent for design and engineering fees, insurance, contingencies
and other soft costs, the mid-term improvements would have a total cost of at least $3 million. This budget excludes costs for
certain projects where additional research (such as a site survey) is needed to generate an accurate estimate. It also excludes
the cost of property acquisition for East Main Street, the Five Points intersection or trail connections; where needed, properties
may be available through easements from their owners.

Mid-term Improvements
What is
envisioned?

Estimated
Cost

Estimated
Quantity

6. Trees,
Lighting,
Sidewalk
Connections

Add trees, lighting,
sidewalks where needed
in downtown study area
(Broadway, Mt Olive & East
Main not included -- see #
7, 11 and 12 below)

$300 / tree
$1200 / tree
well (optional)*
$1500 / light
fixture
$30 per foot
(5’ wide concrete sidewalk)

7. Trees on
Broadway

New/replacement trees on
Broadway to complete the
tree canopy

$300 / tree
$1200 / tree
well (optional)*

8. Twin
Springs,
Siloam Springs
site upgrades

Masonry repairs to make
springs sites more attractive and accessible to
visitors, signage to explain
significance of the sites

TBD (site survey required)
$1000 /
signage at each
site

9. Farmers
Market

Permanent structure
for farmers market on
old hospital site -- open
pavilion, restrooms and
demo kitchen; space for 40
vendors

$250,000

10. Five Points
Intersection

Create “shared space”
plaza to slow traffic and improve safety of intersection

$11 per
square foot

Plaza area:
20,000 square
feet

11. East
Main Street
improvements

Make East Main Street
from Downtown to Hico
Street safer, more attractive, and pedestrian / bike
friendly; reconstruct street
according to new design,
includes sidewalks, street
trees, crosswalks, pedestrian lighting, on-street
parking and bike facilities,
curbs/stormwater, underground utilities

$425K for road
reconstruction
(pavement,
curb, sidewalk)
$38K / relocate utilities
$300 / tree
$1200 / tree
well (optional)*
$1500 / light
fixture

Trees &
Tree Wells: 85
Light Fixtures:
50

Trees &
Tree Wells:
106
Light Fixtures:
70
Sidewalk:
2,800 linear
feet @ 8’ wide

15 trees

TOTAL
Estimated
Cost

Notes

Suggested
Responsible
Party

$405,200

City

$23,000

City

City /
Siloam
Springs
Museum

$2,000

(signage
only)

$250,000

- USDA grant is potential
funding source.

City /
Main Street
(Seek Grants)

$220,000

- Includes demolition,
pavers and installation,
sidewalk, curb, minor utility
relocation.

City

$665,000

- Trees estimated at every
30’ on center, lights at every
60’ on center.

City

*Includes an optional average cost of $1,200 per tree well for the use of structural soils to improve tree health and longevity.

(continued next page)
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What is
envisioned?

Estimated
Cost

Make street safer, more
attractive, and pedestrian
/ bike friendly. Re-stripe
to narrow lanes and add
on-street parking (see #3);
widen sidewalks at bridge;
add missing street trees
and lights

$300 / tree
$1200 / tree
well (optional)*
$1500 / light
fixture
$30 per foot
(5’ wide concrete sidewalk)
$50 per foot
(8’ wide concrete sidewalk)

13. City Park
Extension

Remove Fire Station structure, improve as park space
-- landscaping, lighting

TBD

(TBD)

- Cannot move facility until
new fire station complete,  
anticipated 2016.

City

14. Library Site

Improvements to Library
Site, include amphitheater,
new trails/ walkways,
landscaping of open spaces
(farmers market not included, see #10)

TBD

(TBD)

- Cost estimates are in progress by library design team.

City

15. Lovers Lane

Landscaping (make path
clear), improvements to
steps, guardrails, lighting

$2000 / light
fixture
$60 / foot of
trail
$12.50 /
linear foot for
guardrails

Light Fixtures:
15
1100’ of
trail 320’ of
guardrail

16. Off-street
Parking Lots

Design and construct new
off-street lots in downtown
area

$115K for
23 space lot
at Maxwell/
Central

At least 2

$230,000

17. Off-street
Trail Connection

New trail through extended
City Park, new pedestrian
/ bike bridge for trail to go
under Mt Olive bridge, new
bridge at Main Street

$60 / foot of
trail
$100K /
pedestrian
bridge

Trail: 800 l.f.
2 bridges

$248,000

12a. Mt. Olive
“Road Diet”
(Phase 1)
12b. Mt. Olive
“Road Diet”
(Phase 2)

Estimated
Quantity

TOTAL
Estimated
Cost

Trees & Tree
Wells: 44
Light Fixtures:
22
Sidewalks: 750
l.f. @ 4’ wide
and 300 l.f. @
8’ wide

$128,800

Trees & Tree
Wells: 100
Light Fixtures:
50

$225,000

TOTAL ESTIMATED COST (mid-term improvements)

Notes

- Phase 1 is highest priority
area in heart of downtown,
from University St. to (and
including) the bridge.
- Phase 2 includes Jefferson
St. to the bridge; and from
University St. to Talequah St.

Suggested
Responsible
Party

City

- Easement is needed to
make connection to Alpine/
Wright Street.

$100,000+

- This does not include stair
improvements; a survey
of existing conditions is
required for estimate.
- Parking lots or decks on
private lots could be a public
/ private partnership.

City

City or
Private Sector

City

$2,497,000

*Includes an optional average cost of $1,200 per tree well for the use of structural soils to improve tree health and longevity.

Long-Term Public Improvements
The creation of East Park and an off-street trail connection in this area are longer-term priorities beyond the five- to seven-year
implementation period. Improvements envisioned include acquisition of properties in the floodway for park space, relocating
or removing Washington Street to consolidate park space near the creek, and improvements to park space such as play fields,
landscaping, and a new trail through East Park that travels along Sager Creek. The eventual configuration of East Park is contingent upon properties that are donated or able to be acquired.
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private investment
The private sector plays an essential role in downtown revitalization – creating the businesses that attract customers and
patrons to the downtown and investing in renovated and new
buildings. The public realm improvements serve to provide
a setting that allows businesses to flourish and building investors to achieve a return on their investment.

Enhance streetscapes: parklets, continued renovation

Downtown Siloam Springs already has an authentic, highquality urban environment thanks in large part to its historic
roots. There are several ways the private sector can play a
role and continue to enhance the sense of place on downtown streets:
•

“Parklets” are a strategy to convert curb-side parking
spaces into public spaces. On Broadway, parklets could
be permitted seasonally as a means to extend sidewalks
and provide expanded outdoor dining opportunities.
The City will need to first take action to permit these
additions, and establish any desired guidelines (structure size, materials, etc). Precedents studied reflect
an approximate cost of $8,000 - $20,000 to construct,
dependent on type of structure, landscaping and furniture included.

•

Renovation of historic buildings has already delivered the
quality and authenticity that give downtown its charm
and appeal. Continued investment will help Siloam
Springs to attract not only residents but tourists as well.
Main Street currently provides a program of matching
funds for facade improvements, with a budget of three
projects of $1000/each per year. This plan recommends additional loans be budgeted for annually (up to
$5,000 per property). The private sector should utilize
these resources to restore historic structures so building
facades make positive contributions to the public realm.

Convert first floor offices to shops

above: Examples of outdoor dining parklets from Park City, UT (top) and
Grand Rapids, MI (bottom)

Where possible, as opportunities arise, private building owners should consider converting first-floor offices to retail use
so as to increase the number of stores, cafes and restaurants.
Downtown suffers from its limited amount of retail, inhibiting its ability to reach the critical mass needed to become a
regional destination. Offices on the first floor interrupt the flow
of customers and visitors, undermining the synergies that can
arise among nearby stores.

Infill “missing teeth”

As the market improves and rents rise to the level that will
support the cost of new construction, the private sector
will play an important role in developing new infill buildings to fill in “missing teeth” along key streets and expanding downtown’s offerings. Having a form-based code in
place can direct this investment according to the community vision; it can also act as an incentive by streamlining
the approvals process.
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funding improvements
The envisioned program of public space and infrastructure
improvements will spur business growth, private investment,
tax revenues and visitation. Those improvements would be
most effective if undertaken within a shorter time frame (5
to 7 years) than would be possible if funded from the annual
budget at traditional levels.

Pursue use of bond financing to fund improvements

Other communities have found that voters will support capital bonds for a compelling vision. Oklahoma City has been
very successful in securing public support for a series of major
public investments in sports, recreation, entertainment, cultural and convention facilities. These include a minor-league
ballpark, renovation and expansion of the convention center,
improvements at the state fairgrounds, canal construction
for a near-downtown entertainment district, a major new
downtown library/learning center, new Oklahoma Spirit trolleys, extensive renovation of the Civic Center Music Hall,
improvements to the North Canadian River and construction
of the Ford Center sports arena. The City’s Metropolitan
Area Projects Strategy (MAPS) involved listing very specific
investments to be funded by a one-cent sales tax increase
for a period of five and a half years. Successful completion
of those improvements on time and on budget helped to
convince voters to approve a second $700 million MAPS for
Kids bond issue to rebuild or renovate all the city’s schools,
continuing the sales tax for seven years. The accountability
provided by the specificity of the City’s commitment gave the
voters confidence that their taxes would be spent effectively.
A third bond was approved to finance replacement of the
convention center, creation of a major downtown park, a
streetcar system, a major rowing and paddling course on the
Oklahoma River, fairgrounds improvements, senior health
and wellness centers, trails and sidewalks.
In another example, the residents of El Paso voted in 2012
to approve $470 million in Quality of Life bonds to fund
improvements to downtown, parks, libraries, museums and
the zoo. The first bond issuance of $101 million is funding
new and renovated parks and recreation facilities.
The investment required to achieve the Downtown Siloam
Springs vision is estimated at approximately $3 million, of
which roughly three-quarters should be considered for bond
financing. Based on 2013 revenues, a seven-year sales tax
equal to one-quarter of a cent will generate roughly $725,000
in annual revenues that could support an estimated $3.6 million in revenue bonds and $121,000 annually for funding of
smaller improvements. Successful passage of such a bond
initiative will require a comprehensive campaign to build
voter support, including informational materials that share
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Potential Revenue Bond Financing
1/4-Cent Tax
Interest Rate

2.90%

Term (years)

7

Debt Coverage Ratio

120%

Annual Net Income

$725,000

Supportable Bond

$3,803,000

Less Issuance Costs at 5%

$190,000

Net Bond Proceeds
Annual Funds for
Pay-as-You-Go

$3,613,000
$120,800

Source: City of Siloam Springs Budget; Partners for Economic Solutions,
2014.

the overall vision and detail the program of improvements
to achieve that vision. A website should present the concept
with back-up materials and answers to Frequently Asked
Questions.

Apply for federal, state and philanthropic grants

Though more limited in number and size than in previous decades, Federal and State grant programs exist that
could help to fund individual projects. For example, the
United States Department of Agriculture’s Farmers Market
Promotion Program has a program that provides grants of
$15,000 to $100,000 to support farmers markets. Main
Street succeeded in securing a Walton Family Foundation
grant to support this downtown planning effort. Other compelling projects could meet the guidelines of that and other
foundations serving Northwestern Arkansas. Accessing philanthropic dollars involves understanding the specific focus
and guidelines for each foundation’s giving and then selecting and tailoring individual projects to meet those guidelines.
Direct contact with the foundations can help to clarify their
preferences. Carefully developed and documented grant
proposals potentially could attract additional funding in support of the plan’s initiatives.

appendix A:
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Table A-4. Siloam Springs Households by Age
of Householder, 2010

Table A-1. Siloam Springs Population and
Household Trends, 1990-2010
Number

Percent

Population Trends
1990
8,176
2000
11,407
2010
15,039
1990‐2010 Change
6,863
83.9%
1990‐2000 Change
3,231
39.5%
2000‐2010 Change
3,632
31.8%
Household Trends
1990
3,214
2000
4,085
2010
5,306
1990‐2010 Change
2,092
65.1%
1990‐2000 Change
871
27.1%
2000‐2010 Change
1,221
29.9%
Note: Study Area Census Tracts include 050070211.01,
050070211.02, 050070212.01 and 050070212.02.
Source: ESRI, Census 2010 Summary Profile, 1990‐2000
Comparison Profile, Demographic and Income Profile, 2006‐2010
and 2008‐2012 American Community Survey; Partners for
Economic Solutions, 2014.

Number
Percent
Age of Householder
15 to 24 years
617
12.7%
25 to 34 years
1,058
21.7%
35 to 44 years
933
19.2%
45 to 54 years
763
15.7%
55 to 59 years
277
5.7%
60 to 64 years
330
6.8%
65 to 74 years
458
9.4%
75 to 84 years
281
5.8%
85 years and over
155
3.2%
Total
4,872
100.0%
Source: 2006‐2010 American Community Survey; Partners
for Economic Solutions, 2014.

Table A-2. Siloam Springs Households by Size, 2000-2010
2000
Number

2010
Percent

Number

Percent
Households by Size
1 Person Household
1,047
26.9%
1,124
23.1%
2 Person Household
1,258
32.3%
1,498
30.7%
3‐4 Person Household
1,154
29.6%
1,548
31.8%
5+ Person Household
435
11.2%
702
14.4%
Total
3,894
100.0%
4,872
100.0%
Source: 2006‐2010 American Community Survey; Partners for Economic Solutions, 2014.

Table A-3. Siloam Springs Households by Type, 2000-2010
2000
Number

2010

Percent
Households by Type
Family households
2,662
68.6%
3,461
71.0%
Married‐couple family
2,196
56.6%
2,515
51.6%
With own children
1,112
28.6%
1,196
24.5%
Other family
466
12.0%
946
19.4%
With own children
290
7.5%
117
2.4%
Nonfamily households
1,221
31.4%
1,411
29.0%
Total
3,883
100.0%
4,872
100.0%
Source: 2006‐2010 American Community Survey; Partners for Economic Solutions, 2014.
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Percent

Number

Table A-5. Siloam Springs Households by Income, 2010
Number

Percent

Household Incomes
Less than $10,000
478
9.8%
$10,000 to $14,999
324
6.7%
$15,000 to $24,999
753
15.5%
$25,000 to $34,999
675
13.9%
$35,000 to $49,999
725
14.9%
$50,000 to $74,999
942
19.3%
$75,000 to $99,999
422
8.7%
$100,000 to $149,999
499
10.2%
$150,000 or more
54
1.1%
Total Households
4,872
100.0%
Median Household Income
$38,750
Source: 2006‐2010 American Community Survey; Partners for Economic
Solutions, 2014.

Table A-8. Siloam Springs Vacant Housing Units, 2010
Number

Percent

For rent
485
63.7%
Rented, not occupied
10
1.3%
For sale only
26
3.4%
Sold, not occupied
50
6.6%
For seasonal, recreational, or
‐
0.0%
occasional use
For migrant workers
‐
0.0%
Other vacant
190
25.0%
Total
761
100.0%
Source: 2006‐2010 American Community Survey; Partners for
Economic Solutions, 2014.

Table A-6. Siloam Springs Households by Income and Tenure,
2010
Owner
Number
Percent

Renter
Number
Percent

Household Income
Less than $5,000
71
2.6%
47
2.2%
$5,000 to $9,999
67
2.5%
293
13.4%
$10,000 to $14,999
146
5.4%
178
8.2%
$15,000 to $24,999
294
10.9%
459
21.1%
$25,000 to $34,999
238
8.8%
437
20.0%
$35,000 to $49,999
390
14.5%
335
15.4%
$50,000 to $74,999
569
21.1%
373
17.1%
$75,000 to $99,999
387
14.4%
35
1.6%
$100,000 to $149,999
476
17.7%
23
1.1%
$150,000 or more
54
2.0%
‐
0.0%
Total Households
2,692
100.0%
2,180
100.0%
Source: 2006‐2010 American Community Survey; Partners for Economic Solutions,
2014.

Table A-7. Siloam Springs Housing Units by
Number of Units in Structure, 2010
Number
Percent
Units in Structure
1, Detached
3,658
64.9%
1, Attached
136
2.4%
2
269
4.8%
3 to 4
365
6.5%
5 to 9
369
6.6%
10 to 19
214
3.8%
20 or more
270
4.8%
Mobile Home
352
6.2%
Other
‐
0.0%
Total Units
5,633
100.0%
Source: 2006‐2010 American Community Survey; Partners for
Economic Solutions, 2014.
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Table A-9. Siloam Springs Housing Units by Year
Built, 2010
Year Built

Number

Percent

2005 or later
387
6.9%
2000 to 2004
862
15.3%
1990 to 1999
1,062
18.9%
1980 to 1989
823
14.6%
1970 to 1979
989
17.6%
1969 or Earlier
1,510
26.8%
Total Units
5,633
100.0%
Median Year Built
1986
Source: 2006‐2010 American Community Survey; Partners for
Economic Solutions, 2014.

Table A-10. Siloam Springs Rental Units by
Gross Rent, 2010
Number

Percent

Rent
With cash rent
2,091
95.9%
Less than $400
276
12.7%
$400 to $499
419
19.2%
$500 to $599
408
18.7%
$600 to $699
291
13.3%
$700 to $799
235
10.8%
$800 to $899
144
6.6%
$900 to $999
99
4.5%
$1,000 to $1,249
208
9.5%
$1,250 to $1,499
‐
0.0%
$1,500 to $1,999
‐
0.0%
$2,000 or more
11
0.5%
No cash rent
89
4.1%
Total
2,180
100.0%
Median cash rent
$597
Source: 2006‐2010 American Community Survey; Partners
for Economic Solutions, 2014.

Table 11. Siloam Springs Number of Owner-Occupied
Housing Units by Estimated Value, 2010
Value
Number
Percent
Less than $70,000
254
9.4%
$70,000 to $99,999
631
23.4%
$100,000 to $124,999
666
24.7%
$125,000 to $149,999
422
15.7%
$150,000 to $174,999
264
9.8%
$175,000 to $199,999
135
5.0%
$200,000 to $249,999
140
5.2%
$250,000 to $299,999
112
4.2%
$300,000 or more
68
2.5%
Total Units
2,692
100.0%
Median Home Value
$117,308
Source: American Community Survey, 2006‐2010; Partners for Economic
Solutions, 2014.

