





3. RECOMMENDED LAND USE PLAN

3.1 Principles and Premises

This Land Use Plan is the result of: (a) exhaustive review of site and
property conditions; (b) extensive and repeated evaluation of an array
of alternative approaches; and (c) careful consideration of the input of
property owners, residents and citizen stakeholders.

The Plan consists of the following land use districts:
e Conservation Land

o Village

e  Low-Impact Planned Residential Development
e Non-Residential Zone

The purpose, intent, and application of these districts are described in
the following section, along with the basis for corresponding develop-
ment standards. These standards are further described in the LMWZC,
which is outlined at the end of this report.

The Land Use Plan also includes a Future Land Use Map (Figure 15),
which depicts the placement and generalized boundaries of the three
“base” districts.

In many ways, the Land Use Plan and its component land use districts,
reflect a compromise — one which gives balanced attention to the need
to protect the watershed from land uses and development that could be
a threat to water quality and to the scenic character of the watershed,
and to the rights of property owners to a reasonable use of their land
with limited regulatory influence.

The following principles and premises have guided the creation of the
Land Use Plan, its accompanying Future Land Use Map, and the ordi-
nance which will implement both.

COORDINATION WITH THE SUBDIVISION AND
DEVELOPMENT CODE AND THE SITE EVALUATION
TOOL

The Land Use Plan complements, rather than duplicate or replace, the
Subdivision and Development Code and the SET.

In fact, in some instances, such as in the regulation of impervious cover
and development on steep slopes, the Land Use Plan defers to the exist-
ing provisions contained in the Subdivision and Development Code.

Similarly, in cases where the amount of undisturbed open space required
by the application of the SET is greater than that required in the base-
line open space requirements in the Low Impact Planned Residential
Development (LI) land use district, the Plan defers to the SET.

Another example of how the Plan secks to be consistent with these
existing tools is that the maximum residential densities permitted in the
LI closely approximate the densities that are likely achievable in most
cases through the application of the SET alone.

However, the Land Use Plan adds key provisions which will ensure
sound, compatible development in the watershed. These include pro-
hibitions on uses that are a threat to water quality and the watershed’s
scenic character, and incentives for innovative conservation develop-
ment practices that will ensure that a large proportion of the land in
the remains as undisturbed open space and protected greenways for the
enjoyment of future generations.

FLEXIBILITY AND USE OF INCENTIVES

Unlike some zoning codes which strictly regulate residential lot sizes
and densities, development in the LI will provides for a “sliding scale” of
density, allowing property owners to decide both the number and the
size of lots based on market preferences, within a broad range of densi-
ties. A key provision of the sliding scale is to reward increased propor-
tions of open space is with greater density, meaning more lots.
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The plan also provides an incentive to pump and treat sewage outside of
the watershed, with a density bonus above and beyond what is provided
in the sliding scale.

Unlike conventional zoning, which seeks to separate commercial and
residential uses, both the Village and the LI districts allow compat-
ible non-residential uses without the need for a change in designation.
Additionally, the Non-Residential Zone is designed to be applied at
appropriate locations, to accommodate larger scale and free-standing
commercial uses, upon a demonstration of compatibility.

SIMPLICITY AND EASE OF ADMINISTRATION

The regulatory approach seeks to regulate land use in a manner that
minimizes the burden on property owners for compliance, as well as the
administrative and enforcement burden on Pulaski County.

Unlike “zoning” in place throughout Little Rock and most of the
nation, the proposed regulatory approach creates no restrictions or
mandates on such factors as lot size, setbacks, parking, landscaping,

lighting or signage.

Therefore, with the exception of provisions to limit building height

and to prevent building placement directly on ridgelines in order to
protect the watershed’s scenic character, the development standards
recommended to implement the Land Use Plan are those already in
force through the Subdivision Ordinance and the application of the Site
Evaluation Tool (SET).

3.2 Description of Land Use Districts

CONSERVATION LAND (C)

Purpose: The Conservation Land use district comprises land owned
by Central Arkansas Water and other public entities for the purpose of
land conservation, protection of the water quality of Lake Maumelle,
and the provision of resource-based public recreation.

36 Pulaski County Lake Maumelle Watershed Comprehensive Land Use Plan

Permitted Uses: Resource-based recreation facilities, including but not
limited to trails, picnic areas, and fishing and boat launch areas; visitor
facilities; interpretive, environmental education and research facilities;
and support (accessory) facilities necessary for land management and
maintenance functions.

Impervious Cover: Subject to the application of the Site Evaluation
Tool (SET).

Ref.: Sec. 2.2 of LMWZC




VILLAGE DISTRICT (V)

Purpose: The Village District comprises the northern most portion
of the watershed generally identified as Little Italy. Consisting of small
farms and rural homesteads, the Village designation is intended to
provide for continued relatively compact, residential development
consistent with, and for the purpose of consolidating the established
rural residential settlement pattern.

Permitted Uses: Single family detached dwellings, and mobile homes
(maximum one per lot).

Conditional Uses: Local-serving commercial and retail including
convenience stores, restaurants, farm supply and garden stores, roadside
markets, and offices.

Public / Institutional Uses: Schools, day care, police/fire stations, and
churches; subject to an approved site plan and demonstration of impact
and need.

Gross Residential Density: Two dwellings / lots per acre.

Minimum Lot Size: One-half (0.5) acre or the minimum lot size
required to meet applicable health codes for septic systems, whichever
is greater.

Open Space: As required by the Subdivision Code and the application
of the SET.

Impervious Cover: As required by the Subdivision Code and the
application of the SET.

Ref.: Sec. 2.3 of LMWZC
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LOW IMPACT PLANNED RESIDENTIAL DEVELOPMENT
(LD)

Purpose: The LI land use district includes the bulk of the large land
holdings located north, south, and west of Lake Maumelle adjoining the
Conservation Land district.

The LI is intended to flexibly accommodate large-scale, predominantly
residential planned development that is designed in accordance with the
principles of low impact development.

Projects will incorporate protected open space and conservation
development practices, as determined by the application of the SET, as
well as minimum open standards in accordance with the “sliding scale”
of density described below.

That portion of the required open space which is undisturbed Forest,
Grasslands and/or part of a Riparian Buffer, will be the means of
mitigating development impacts on water quality. It will also contribute
to shape an integrated network of greenways throughout the watershed
for the purposes of protecting habitat, recreational use, and scenic
beauty, while enhancing property values.

Permitted Uses - Residential: Single family detached homes, and
single family attached homes (townhomes), clubhouses/meeting rooms
serving local residents.

Permitted Uses - Non Residential: Local-serving commercial and
retail uses are permitted by right, such as convenience stores, small food
and beverage stores, restaurants, offices, and similar uses supported
primarily by residents within the planned residential development,
consistent with an approved site plan. The maximum combined gross
square footage of all such uses will be calculated using a ratio of twenty-
five (25) square feet per each permitted residential dwelling within the
planned residential development.

Conditional Uses:
e Multifamily residential

e Hotel



e Commercial: retail and offices whose square footage exceeds the
maximum ratio of twenty-five (25) square feet per each permitted
residential dwelling within the planned residential development.

Public / Institutional Uses: Schools, day care, police/fire stations,
churches; subject to an approved site plan and demonstration of impact
and need.

Gross Residential Density and Open Space Sliding Scale: Within
the LI, gross permitted density (i.c. the number of permitted lots within
the planned residential development) is determined based upon the
total amount of open space retained within a development. Specifically,
increased amounts of retained open space are rewarded with increases in
gross density, or the total number of lots or dwellings permitted. This is
called the Density and Open Space Sliding Scale (hereinafter referred to
as “sliding scale”), depicted in the chart on the next page.

As shown on that chart, a development at a gross density of one
dwelling unit per five acres (20 lots for a 100-acre development) would
have a baseline requirement to set aside 50% of the development site

as open space. However, if the proportion of open space is increased to
55% of the development site, permitted gross density is also increased,
to one dwelling per three acres (33 lots for a 100-acre dwelling). If

the amount of total open space is increased further to 60% of the
development site, gross density is increased to a maximum gross density
of one dwelling per acre (100 lots for a 100-acre development). This
provision for flexibility in determining the number of lots based on
retained open space eliminates any restriction on lot sizes which may be
determined at a developer’s discretion based on market conditions.

The sliding scale further distinguishes between “usable” or disturbed
open space, and undisturbed open space, as components of “total open
space.” Usable open space includes unpaved road shoulders, entrance
landscape features, unpaved sports fields and recreation areas, and arcas
in turf or non-native ornamental landscaping which are subject to arti-
ficial compaction and chemical applications and therefore can produce
runoff impacts on water quality.
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. Total Open
Gross Density
Space
1DU/1AC 60% (base)
55%
50%

1DU/3AC 55%
50%
45%

1DU/SAC 50% (base)
45%
40%

40 Pulaski County

Min. %
Undisturbed

70%
80%
90%

70%
80%
90%

70%
80%
90%

Total % Site
Undisturbed

42%
44%
45%

38%
40%
40.5%

35%
36%
36%

Undisturbed open, while having recreational and aesthetic value as
well, is the single most important factor in protecting water qual-

ity from the impacts of development. Undisturbed open space is as
defined in Chapter 8 of the Pulaski County Subdivision Ordinance,
and may include common open space in forests, forest restoration areas,
grasslands, stream corridor buffers, and other natural or naturalized
ground cover.

No clearing, mowing, application of fertilizers or pesticides, or other
disturbance is permitted other than low impact recreational access and
native landscape restoration. The portions of a site to be designated as
undisturbed open space should be identified as Primary Conservation
Areas, and should include forests, native grasslands, stream and habitat
corridors, and other unique natural features and designated and config-
ured so as to provide for continuous greenways and open space connec-
tivity internally, with adjacent properties and to regional recreational
attractions, including Lake Maumelle, the Maumelle River, and Pinnacle
Mountain State Park.

Up to one half of forest areas which extend onto private residential lots
and which are protected via deed restrictions or other legally enforce-
able covenants, may be credited towards the minimum percent undis-
turbed open space.

Because of the significantly greater value of undisturbed open space, the
sliding scale (top right) rewards the voluntary preservation of a greater
proportion of the required open space in an undisturbed state. Thus, a
developer seeking the highest density of 1 dwelling per acre is required
to provide a 60 percent baseline open space. Of this 60 percent, a mini-
mum of 70 percent must remain as undisturbed area.

As the proportion of total open space that is undisturbed increases, the
base total open space required is reduced; from 60% to 55% by increas-
ing the undisturbed proportion to 80% of total open space; and further
reduced to 50% of the development site, if the undisturbed proportion
is further increased to 90%.



In this way, the maximum retention of undisturbed open space is
rewarded with the maximum gross density and associated lots and
dwelling units.

“Village” Density Node

There may be locations within the LI land use district which, by virtue
of their existing lot pattern, may be appropriate for development as a
compact, “Village-style” node. To increase flexibility for both small and
large developers, these areas may include a mix of residential densities
not to exceed 2 dwelling units per acre and complementary non-
residential “Village” uses at a ratio of 50 sq. ft. of non-residential use per
dwelling unit— provided the total amount of acreage in such areas does
not exceed 20 percent of the total land zoned LI

Site Evaluation Tool Application

All projects must apply the SET Tool, The percentages of undisturbed
open required by the sliding scale approximate the amounts that would
be required based on application of the SET under most typical site
conditions.

The undisturbed open space requirements of both the SET and the
sliding scale must be calculated, and that which requires the greater
amount of undisturbed open space should apply.

In this way, the undisturbed open space requirements of the sliding scale
will function as a “fail-safe” minimum open space requirement, decreas-
ing the need for highly “engineered,” or “maximum BMP” solutions
that could present a risk of failure, or place an undue burden on Pulaski
County to monitor such configurations and intervene in the case of
failure.

Density Bonus for Sewage Pump-out

To encourage the reduction of sewage contamination risk from on-site
disposal systems, a “bonus” density of up to 10 percent additional lots/
dwelling units over that permitted by the sliding scale will apply for
residential planned developments that collect and pump out sewage for
treatment outside the watershed.
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Impervious Cover
As required by the Subdivision Code and application of the Site Evalua-
tion Tool (SET).

Ref.: Secs. 2.4 and 3.6 of LMWZC

NON RESIDENTIAL ZONE (NR)

Purpose: While both the Village and the LI land use districts contain
provisions to allow limited local serving commercial and other non-
residential uses, the need may arise for a non-residential development
outside of the Village District or which is not part of a Low Impact
Planned Residential Development. Because of uncertainties associated
with long-term market conditions and the actual location of future
residential and non-residential development, it is not possible to predict
where such uses may occur. Therefore, the Plan establishes the NR
Zone as a “floating” district, designed to accommodate these types

of development through the process of rezoning, subject to meeting
pertinent Arkansas law as well as the following criteria:

Permitted Uses: Generally, any non-residential use which is not

included in the list of prohibited uses.

Minimum Lot Size: Consistent with the Subdivision Code.

Open Space: Consistent with the Subdivision Code and the application
of the Site Evaluation Tool (SET).

Impervious Cover: Consistent with the Subdivision Code the
application of the Site Evaluation Tool (SET).

Compatibility Criteria:
Applicant must demonstrate, through Site Plan Review and other nec-
essary documentation:

e Adequacy of accessibility, parking and roadway capacity.

o Compatibility with neighboring uses and watershed protection.

e Adequacy of water and wastewater provisions.

e Adequacy of public safety provisions.

e Compliance with relevant provisions of the Subdivision Code,
SET and other applicable land use regulations.

Ref.: Sec. 2.4 of LMWZC




3.3 Prohibited Uses and Activities

Uses and activities that are prohibited within all land use districts in the
Lake Maumelle Watershed include:

e Mobile home and recreational vehicle parks

e Commercial-fueling operations (excluding gas stations)

e Outdoor storage, sale or disposal of industrial parts and equipment
(excluding locally used agricultural equipment), automobile parts,
scrap metal and junkyards/graveyards

e Hazardous waste storage/transfer station

o Injection well

e Power plants

o  Solid waste landfill/transfer station

e Waste collection or processing, including but not limited to
medical, animal, food waste and septage

e  Land application of waste

e Industrial and manufacturing uses

e Large scale confined animal operations

e Mining activities, including:

Open pit quarries
Surface mining
In-stream gravel mining

Soil mining for top soil or sub grade soil

Detailed definitions for these land uses and activities are provided in the
LMWZC. Notwithstanding these provisions, uses which are required
to be permitted in any zoning district by state statute may be permitted
in accordance with state law.

Ref.: Section 2.6 of LMWZC
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3.4 Stream Corridor Protection

The following buffers of undisturbed open space will be maintained
along stream corridors as an additional measure of prevention of
contaminants in runoff from entering surface waters and, eventually
Lake Maumelle, and to preserve stream bank stability and natural
habitats, the following buffers of undisturbed open space shall be

maintained along all stream corridors.

First Order Streams*
Buffer to be 75 feet from either side of the normal stream waterline, or
active channel.

Second Order Streams**
Buffer to be 100 feet from either side of the normal stream waterline, or
active channel.

Third/Fourth and Higher Order Streams***
Buffer to be 150 feet from either side of the normal stream waterline, or
active channel.

Buffer dimensions are based on the US.G.S. stream tributary hierarchy,
which is graphically depicted at right. Buffers may be included within
the minimum undisturbed open space required in the LI District and
may be counted toward meeting the SET requirements. A reduction

in width may be granted in cases when an applicant, through the
applicable development review process, is able to demonstrate
economic hardship and that a reduced buffer will not exceed the impact
of the development with the original buffer width.

Stream buffers may include native or restored forests, shrubs and
grasslands, but they shall not be mowed, fertilized or otherwise altered
through development other than dams, impoundments, or limited road
access where no alternative access can be provided to the site.

Ref.: Sec. 3.8 of LMWZC

*First Order Stream — An uppermost un-branched stream as depicted on US.G.S. 7 % Minute
Quadrangle maps .

**Second Order Stream - A stream formed by the conjunction of two First Order Streams, as depicted

on US.G.S. 7 % Minute Quadrangle maps.

***Third Order Stream - A stream formed by the conjunction of two Second Order Streams, as

depicted on US.G.S. 7 % Minute Quadrangle maps.

Source: U.S. Army Corps of Engineers

Pulaski County

45



Figure 16: Stream Corridor Protection
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3.5 Building Height

In order to mitigate the impact of development on the visual character
of the watershed, particularly the watershed’s extensive forest canopy
and ridge lines, a maximum building height of 36 feet is proposed.

For purposes of this plan, building height is measured from the finished
grade of a structure at any point along the lowest ground floor (not
including basements or partial basements) to the top of the structure,
the highest roof beams of a flat roof, the deck of a mansard roof, or the
mean level of the highest gable or slope of a hip roof. Architectural
features that are integral to the building are not included in the height
measurement, including but not limited to chimneys, cupolas, steeples,
and similar projections.

Ref.: Section 3.3 of the LMWZC

3.6 Application of the Site Evaluation Tool
(SET)

The Site Evaluation Tool shall be applied to development within
all land use districts to determine maximum permitted impervious
cover and minimum undisturbed open space, in conjunction with the
minimums established in the sliding scale.

Pulaski County

47



48 Pulaski County




ADDENDUM

The last presentation of changes to the Land Use Plan took place on August 15, 2011, in conjunction with a presentation of the draft Lake Maumelle
Watershed Zoning Code (LMW ZC) - the set of regulations which implement the goals of the Land Use Plan (Plan).

After that presentation date, ongoing review of the LMWZC resulted in changes to various specifics of the regulations.
The key subsequent changes in the LMWZC which are not reflected in this document are:

o All projects must apply the County’s SET Tool, but are required to provide minimum open space standards in accordance with either the SET
Tool or the LI District density “sliding scale.”

e Regardless of the development criteria used, developers using BMP’s must provide a minimum of 25% undisturbed area.

e Multifamily and attached residential were included in the list of allowable land uses in the V and NR Districts (as conditional uses). Single-
family residential was added as a permitted use in the NR District (requiring Site Plan approval).

e Inthe Village Density areas or “nodes,” the maximum commercial square footage per dwelling unit increased from 50 sq. ft. to 75 sq. ft.
e The percent of LI land that can be developed at a Village Density increased from 20% to 40%.

o 'The hierarchical approach to stream corridor buffers was replaced by one minimum corridor buffer width (50 feet) on both sides of any stream,
regardless of “order” Reductions to the buffer width may be approved by the governing agency if certain criteria are met.

e The 36 foot maximum building height restriction does not apply to accessory buildings in residential or agricultural uses.
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