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 MEETING OF AUGUST 4, 2020 
 
TO: Mayor and City Council 
 
THRU:  Susan Norton, Chief of Staff 
  Garner Stoll, Development Services Director 
    
FROM: Chris Brown, City Engineer 
 
DATE: July 21, 2020 
 
SUBJECT: Item 2020-0413 Approval of a Railroad Crossing and Maintenance 

Agreement and an Easement Agreement with the Arkansas and Missouri 
Railroad for a new railroad crossing at Shiloh Drive and Gregg Avenue, 
Approval of a Budget Adjustment for Costs Related to the New Crossing, 
and Approval of a Project Contingency of $ 32,892.43, for a Total Budget of 
$750,000. 

 
 

RECOMMENDATION: 
 
This item was tabled indefinitely at the June 4th, 2020 City Council Meeting pending resolution of 
questions from the City Council regarding closing the crossing at University Avenue and regarding 
the economic benefit of the proposed crossing  These questions were researched by staff; 
responses to the questions are detailed in the discussion section below.  Staff recommends 
placing this item back on the City Council for the August 4, 2020 meeting. 
 
Staff recommends approval of a New Railroad Crossing Cost and Maintenance Agreement and 
an Easement Agreement with the Arkansas and Missouri Railroad (AMRR) for a new railroad 
crossing near Shiloh Drive and Gregg Avenue.  Staff also recommends approval of the budget 
adjustment to fund the cost of the railroad crossing agreement and associated costs of roadway 
and traffic signal modifications to complete the railroad crossing, including a contingency of 
$32,892.43.  Total project cost including contingency is $750,000. 
 
BACKGROUND: 
The extension of Shiloh Drive has long been on the City’s Master Street Plan, to provide an 
additional access to approximately 130 acres of undeveloped property west of the railroad 
tracks and south of Van Asche Drive.  This project was identified as a priority project in the 2019 
bond program, as opportunities to partner with developers of the property arose. The connection 
will provide a more direct access from the property to the Fulbright Expressway, and will include 
pedestrian facilities to allow for safe crossings at the railroad and Gregg Avenue. 
 
DISCUSSION: 
AMRR has presented two agreements to the City.  The first, a New Railroad Crossing and 
Maintenance Agreement, addresses terms of the construction and maintenance of the crossing, 
including: 
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• The City will reimburse the AMRR for the full cost of labor and materials for installation of 
the crossing signal, panels, and appurtenances necessary for a fully operational 
crossing.  The estimated cost of the crossing installation is $558,082.57.   

• The City agrees to close the existing unimproved crossing at Gregg Avenue and 
University Avenue. 

• The City will pay a yearly maintenance fee of $7,500, increasing by 2% per annum, for 
basic maintenance and wear and tear. 

• The City and the AMRR agree to equally share the cost of repairs or major maintenance.  
 

The second, an Easement Agreement, establishes the terms of the City’s perpetual use of the 
AMRR property for the crossing.  The most significant item in this contract is a requirement to 
maintain insurance in the amount of $15 million. 
 
In addition to these agreements, construction of the roadway connection from the railroad to 
Gregg Avenue and modification of the signal to accommodate the 4th leg of the intersection and 
connect to the railroad signal are the responsibility of the City.  The estimated cost of these 
improvements is $159,025.  Finally, a contingency of $32,892.43 is recommended for 
unforeseen costs of the railroad crossing and/or the roadway/signal work. 
 
The City Council raised concerns at the June 4th meeting, and asked staff to seek revisions to 
the contract with AMRR to remove or revise the stipulation that the University Avenue crossing 
be closed.  This item was discussed with AMRR, and they are not interested in revising that 
provision in the contract.  As alternative, staff has researched the feasibility of creating a 
pedestrian/bicycle connection from the end of University Avenue to Hill Avenue, thereby 
creating a safe connection from residential areas to services to the south.   
 
Secondly, the City Council questioned the need for this crossing, and asked about economic 
benefits.  At this time, a proposed apartment development consisting of over 2000 units is 
planned for the 40 acre parcel at the corner of Van Asche and Gregg Avenue, that would 
directly access the proposed crossing.  A master plan for the surrounding properties indicates a 
mix of development types that would provide a range of  housing, services, and employment 
opportunities. 
 
The City will begin to recapture of the cost of the rail road crossing during construction of the 
apartment development. This single housing project has the potential to provide sales tax 
revenue to recapture the remaining portion of the City’s expenditure in as few as nine months 
once opened and units are occupied. This time frame could be expedited if other components of 
the master plan, such as restaurants, or employment opportunities begin development or are 
announced during the first year. 
 
BUDGET/STAFF IMPACT: 
 
As noted above, the total project estimate is:  
 
Agreement with AMRR: $558,082.57 
Roadway/signal work:  $159,025 
Contingency:   $32,892.43  
Total:    $750,000 
 
Funding for this work will come from the 2019 Transportation Bond Program.  The original 
allocation in Phase 1 was $1 million for two proposed signal crossings; the total for the two is 
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now estimated at $1.5 million; the additional $1.5 million will come from contingency funds set 
aside in Phase 1 of the Bond Program. 
 
Attachments: 
 
New Railroad Crossing Cost and Maintenance Agreement 
Easement Agreement 
Estimate for Roadway and Signal Improvements 
Project Vicinity Map 
Vicinity Map of Crossing to be Closed 
 



 
 
 

 

 MEETING OF JUNE 2, 2020 
 
TO: Mayor and City Council 
 
THRU:  Susan Norton, Chief of Staff 
  Garner Stoll, Development Services Director 
    
FROM: Chris Brown, City Engineer 
 
DATE: May 13, 2020 
 
SUBJECT: Approval of a Railroad Crossing and Maintenance Agreement and an 

Easement Agreement with the Arkansas and Missouri Railroad for a new 
railroad crossing at Shiloh Drive and Gregg Avenue, Approval of a Budget 
Adjustment for Costs Related to the New Crossing, and Approval of a 
Project Contingency of $ 32,892.43, for a Total Budget of $750,000. 

 
 

RECOMMENDATION: 
Staff recommends approval of a New Railroad Crossing Cost and Maintenance Agreement and 
an Easement Agreement with the Arkansas and Missouri Railroad (AMRR) for a new railroad 
crossing near Shiloh Drive and Gregg Avenue.  Staff also recommends approval of the budget 
adjustment to fund the cost of the railroad crossing agreement and associated costs of roadway 
and traffic signal modifications to complete the railroad crossing, including a contingency of 
$32,892.43.  Total project cost including contingency is $750,000. 
 
BACKGROUND: 
The extension of Shiloh Drive has long been on the City’s Master Street Plan, to provide an 
additional access to approximately 130 acres of undeveloped property west of the railroad 
tracks and south of Van Asche Drive.  This project was identified as a priority project in the 2019 
bond program, as opportunities to partner with developers of the property arose. The connection 
will provide a more direct access from the property to the Fulbright Expressway, and will include 
pedestrian facilities to allow for safe crossings at the railroad and Gregg Avenue. 
 
DISCUSSION: 
AMRR has presented two agreements to the City.  The first, a New Railroad Crossing and 
Maintenance Agreement, addresses terms of the construction and maintenance of the crossing, 
including: 

• The City will reimburse the AMRR for the full cost of labor and materials for installation of 
the crossing signal, panels, and appurtenances necessary for a fully operational 
crossing.  The estimated cost of the crossing installation is $558,082.57.   

• The City agrees to close the existing unimproved crossing at  
University Avenue. 

• The City will pay a yearly maintenance fee of $7,500, increasing by 2% per annum, for 
basic maintenance and wear and tear. 

• The City and the AMRR agree to equally share the cost of repairs or major maintenance.  
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The second, an Easement Agreement, establishes the terms of the City’s perpetual use of the 
AMRR property for the crossing.  The most significant item in this contract is a requirement to 
maintain insurance in the amount of $15 million. 
 
In addition to these agreements, construction of the roadway connection from the railroad to 
Gregg Avenue and modification of the signal to accommodate the 4th leg of the intersection and 
connect to the railroad signal are the responsibility of the City.  The estimated cost of these 
improvements is $159,025.  Finally, a contingency of $32,892.43 is recommended for 
unforeseen costs of the railroad crossing and/or the roadway/signal work.   
 
BUDGET/STAFF IMPACT: 
 
As noted above, the total project estimate is:  
 
Agreement with AMRR: $558,082.57 
Roadway/signal work:  $159,025 
Contingency:   $32,892.43  
Total:    $750,000 
 
Funding for this work will come from the 2019 Transportation Bond Program.  The original 
allocation in Phase 1 was $1 million for two proposed signal crossings; the total for the two is 
now estimated at $1.5 million; the additional $1.5 million will come from contingency funds set 
aside in Phase 1 of the Bond Program. 
 
Attachments: 
 
New Railroad Crossing Cost and Maintenance Agreement 
Easement Agreement 
Estimate for Roadway and Signal Improvements 
Project Vicinity Map 
Vicinity Map of Crossing to be Closed 
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ITEM DESCRIPTION QTY. UNIT EXTENDED COST

1 Mobilization 1 LS x 7,000.00$        = 7,000.00$                    

2 Insurance and Bonding 1 LS x 10,000.00$      = 10,000.00$                  

3 Construction Control (Staking) 1 LS x 3,000.00$        = 3,000.00$                    

4 Traffic Control & Maintenance 1 LS x 5,000.00$        = 5,000.00$                    

5 Erosion Control 1 LS x 4,500.00$        = 4,500.00$                    

6 Clearing, Grubbing, & Demolition 1 LS x 6,000.00$        = 6,000.00$                    

7 R&D Existing Curb and Gutter 150 LF x 10.00$             = 1,500.00$                    

8 Unclassified Excavation 200 CY x 18.00$             = 3,600.00$                    

9 Select Embankment 175 CY x 25.00$             = 4,375.00$                    

10 Embankment 50 CY x 20.00$             = 1,000.00$                    

11 Subgrade Preparation 260 SY x 5.00$               = 1,300.00$                    

12 4" Topsoil Placement 300 SY x 6.00$               = 1,800.00$                    

13 Solid Sod 300 SY x 5.00$               = 1,500.00$                    

14 Class 7 Aggregate Base Course 120 TON x 40.00$             = 4,800.00$                    

15 HMAC Surface Course (PG70-22) 40 TON x 100.00$           = 4,000.00$                    

16 HMAC Binder Course (PG70-22) 40 TON x 100.00$           = 4,000.00$                    

17 18" Concrete Curb & Gutter 195 LF x 20.00$             = 3,900.00$                    

18 4" Concrete Sidewalk w/Class 7 Base 85 SY x 50.00$             = 4,250.00$                    

19 Striping 1 LS x 10,000.00$      = 10,000.00$                  

20 Traffic Signs 1 LS x 2,500.00$        = 2,500.00$                    

21 Traffic Signal Modifications 1 LS x 75,000.00$      = 75,000.00$                  

159,025.00$                

31,805.00$                  

190,830.00$                

558,082.57$                

748,912.57$                

Sub-Total

Railroad Costs

Total Estimated Project Cost

City of Fayetteville
Shiloh Drive Railroad Crossing

UNIT COST

Preliminary Cost Estimate
10/10/2019

Total Estimated Construction Costs

Contingency (20%)

Page 1 of 1
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TO: Lioneld Jordan, Mayor 
 
THRU: Susan Norton, Chief of Staff 
 Garner Stoll, Development Services Director 
 
FROM: Devin Howland, Director of Economic Vitality 
 
DATE: August 4, 2020  
 
SUBJECT: Economic Revenue Estimations: Catalytic Project for Shiloh Railroad 
Crossing 
 

 
 
DISCUSSION: 
The Shiloh Railroad crossing which was identified as a phase one bond project is not being built 
as a speculative connection, rather, it has a high-density multi-family housing project as it’s 
catalytic project for a larger master planed development on the property. The forty acres to the 
immediate north of the railroad crossing was sold to a developer from central Arkansas in late 
2019. As master planning continues, the first project which consists of 2,075 market rate 
dwelling units, not student housing, will be built through five phases. Once completed, the 
project would offer living units to over 2,600 residents at a minimum and generate sales tax 
directly north of $1,000,000 annually.  
 
The following report aims to provide a conservative view of direct and indirect sales tax from the 
stated uses. The revenue estimations shown in the report do not include revenue from building 
permit fees which would be north of $200,000 per phase. Nor does it include any induced 
economic impacts which would likely result from the development. Other developments in the 
near term are being planned, such as multiple restaurants. Revenue estimations for 15,000 sq. 
ft. of restaurants are not included in the phases below, which would add an additional $210,000 
in sales and HMR tax annually to the project’s annual revenue potential. This analysis looks 
solely at the high-density multi-family development planned for the first 39 acres, which will 
anchor the property.  
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Economic Benefits: The project in question offers significant economic benefits through tax 
revenue to the City of Fayetteville, coupled with a substantial injection of Class-A multi-family 
housing stock in an area consistent with the City of Fayetteville’s 2040 land use plan and 
growth-concept map. Using the base assumptions outlined above, City NAICS code tax 
breakdowns, and Bureau of Labor Statistics spending data, staff has developed the attached 
revenue estimation for the housing project. This economic revenue estimation shows the 
importance of adding housing supply to our community and the impact of the internet sales tax 
law further shows the added economic benefit housing units have in Fayetteville.  
 
Like most developments of this size, the project will be built in a series of phases, likely five 
total. The tables below outline the compounding sales tax benefits to the City of Fayetteville as 
phases are completed and occupied. The developer of the housing development is ready to 
move forward and begin phase one construction as soon as possible.   
 
Annual Compounding Sales Tax Estimation: Five-year intervals 
 

 
 
The figures are adjusted for inflation of 2.2% annually (please note year five was adjusted for 
inflation before being added into year one of the next phase). One of the largest drivers of the 

PHASE ONE (400 units, 500 residents) YEAR 2 YEAR 3 YEAR 4 YEAR 5
185,060.00$                                                                     189,131.32$     193,292.21$       197,544.64$     201,890.62$     

2.2% Inflation Annually 4,071.32$          4,160.89$            4,252.43$          4,345.98$          
Sales Tax from Construction: $168,000 per phase

PHASE TWO (800 units, 1000 residents) YEAR 2 YEAR 3 YEAR 4 YEAR 5
391,392.21$                                                                     400,002.84$     408,802.90$       417,796.56$     426,988.09$     

2.2% Inflation Annually 8,610.63$          8,800.06$            8,993.66$          9,191.52$          
Sales Tax from Construction: $168,000 per phase

PHASE THREE (1200 units, 1500 residents) YEAR 2 YEAR 3 YEAR 4 YEAR 5
616,489.68$                                                                     630,052.45$     643,913.61$       658,079.71$     672,557.46$     

2.2% Inflation Annually 13,562.77$       13,861.15$         14,166.10$        14,477.75$        
Sales Tax from Construction: $168,000 per phase

PHASE FOUR (1600 units, 2000 residents) YEAR 2 YEAR 3 YEAR 4 YEAR 5
872,413.72$                                                                     891,606.82$     911,222.17$       931,269.06$     951,756.98$     

2.2% Inflation Annually 19,193.10$       19,615.35$         20,046.89$        20,487.92$        
Sales Tax from Construction: $168,000 per phase

PHASE FIVE (2075 units, 2594 residents) YEAR 2 YEAR 3 YEAR 4 YEAR 5
1,157,755.96$                                                                 1,183,226.59$ 1,209,257.58$   1,235,861.24$  1,263,050.19$  

Annual Compounding Sales Tax Collection

Annual Compounding Sales Tax Collection

Annual  Compounding Sales Tax Collection

Annual Compounding Sales Tax Collection

Annual Compunding Sales Tax Collection
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numbers is internet sales tax collections, which nationally and locally are growing at a much 
more rapid rate (15% in 2019 when compared to inflation of 2.2%). Internet sales tax collections 
will likely continue to climb at a much more rapid rate than inflation, reiterating staff’s point that 
these numbers aim to be conservative.   
 
Annual Compounding Sales Tax Estimation: Three-year intervals  
The figures below show compounding sales tax collections in three-year intervals. While the 
numbers vary due to the time frame which the compound due to inflation, the project still holds 
ample opportunity to conservatively produce over $1,000,000 in annual sales tax revenue to the 
City of Fayetteville once complete.  
 

 
  

PHASE ONE (400 units, 500 residents) YEAR 2 YEAR 3
185,060.00$                                                                                          189,131.32$     193,292.21$     

2.2% Inflation Annually 4,071.32$          4,160.89$          
Sales Tax from Construction: $168,000 per phase

PHASE TWO (800 units, 1000 residents) YEAR 2 YEAR 3
382,604.64$                                                                                          391,021.94$     399,624.42$     

2.2% Inflation Annually 8,417.30$          8,602.48$          
Sales Tax from Construction: $168,000 per phase

PHASE THREE (1200 units, 1500 residents) YEAR 2 YEAR 3
593,475.74$                                                                                          606,532.21$     619,875.91$     

2.2% Inflation Annually 13,056.47$       13,343.71$        
Sales Tax from Construction: $168,000 per phase

PHASE FOUR (1600 units, 2000 residents) YEAR 2 YEAR 3
818,573.18$                                                                                          836,581.79$     854,986.59$     

2.2% Inflation Annually 18,008.61$       18,404.80$        
Sales Tax from Construction: $168,000 per phase

PHASE FIVE (2075 units, 2594 residents) YEAR 2 YEAR 3
1,058,856.29$                                                                                      1,082,151.13$ 1,105,958.46$  

2.2% Inflation Annually 23,294.84$       23,807.32$        
Sales Tax from Construction: $168,000 per phase

Annual Compounding Sales Tax Collection

Annual  Compounding Sales Tax Collection

Annual Compounding Sales Tax Collection

Annual Compunding Sales Tax Collection

Annual Compounding Sales Tax Collection
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Recapture of cost for Shiloh Crossing: 
ITEM COST 
Crossing Construction $750,000 
Annual Cost $10,000 [2% increase annually] 

 

 
 
Conservatively, the crossing would likely pay for itself by year three, however, it could be paid 
off sooner depending on the pace of development and continued escalation in areas such as 
internet sales tax.  The addition of other developments, such as a restaurant, could shave as 
much as a year off the timeframe to recapture.  
 
 
 
 

Item Time Period Running Balance
Initial Cost Construction Complete 750,000.00$                 
Annual Cost for three years Year 1-3 30,604.00$                   
Phase 1 and 2 Construction revenue Year 1-2 (336,000.00)$               
Phase 1 Year 1 (400 units) Year 2 (185,060.00)$               
Phase 1 Year 2 (400 units) Year 3 (189,131.00)$               
Phase 2 Year 1 (800 units) Year 3-3.5 (70,413.00)$                  
Year three net revenue 312,191.00$                 

Estimated Tax 
Revenue 

paying back 
crossing
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Methodology and References: 

 
 
The estimations for internet sales were derived using City of Fayetteville internet sales tax data 
and are consistent with other estimates shown to the City Council. Residential grocery, 
entertainment, and eating out sales per resident were derived from the Bureau of Labor 
Statistics for the Fayetteville MSA.  
 
Final Notes: 
The development is consistent with the City’s Future Land Use plan designated in City Plan 
2040 as an appropriate place for added housing. The project and coming projects being iterated 
in the master plan also host ample economic benefits for Fayetteville, though not calculated in 
this estimate. Uptown Fayetteville, and Fayetteville as a whole, stand to benefit a great deal 
from the addition of these housing units on this parcel. Lastly, the economic revenue 
estimations do not explore other induced economic benefits which the City and surrounding 
area could see in wake of this project. This development will serve as a further catalyst for 
investment in the area, helping to build another key growth-node in conjunction with our growth-
concept map.  
 
 
 
 

Base Item Units
Units= 2,075 Residents in Housing 2,594.00                 
Employees onsite 100

Base Item Unit
Internet Sales Per Person 3,000.00$              
Grocery Sales per resident 3,010.00$              
Annual Entertainment per resident 2,500.00$              
Eating out per resident 2,000.00$              
Weekly Retail Spend Per Employee 120.00$                  
Weekly Restaurant spend per employee 60.00$                    
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