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Land Use

Introduction
The land use section of this update, guided by
the plan concept map found in the Vision Element
plus the goals, policies and implementation
actions found here and in Appendix B
are provided to help the City manage land
development in a way that suits the community’s
long-range objectives.
In 2008, the City of Hot Springs was home to
approximately 40,000 people. By the year 2030,
Hot Springs’ population is forecast to grow to
54,800, an increase of nearly 20,000. Hot Springs
is also the largest metropolitan area for Garland
County and much of the surrounding region,
serving as an employment and retail services
center for a population of approximately 291,790.
This chapter of the update outlines how the City
can manage its land resource to accommodate
forecast growth, employment and investment in a
manner that meets the community’s needs.
The purpose of the land use plan (a component
of the comprehensive plan) is consistent with the
provisions of Arkansas Code Annotated, Section
14-56-403. This section requires that plans of a
municipality be “...prepared in order to promote,
in accordance with present and future needs, the
safety, morals, order convenience, and general
welfare of the citizens.” The statutes further state
that plans may provide for, among other things,
the following:

Figure 2.01 - Hot Springs’ setting - typified by forested hillsides
and peaceful lake shorelines - is something residents want
planning to help preserve. This image, submitted by a plan
participant included a caption: “Like: Strength, view of Hot
Springs from mountain tower, showing green spaces.” (Image
source: Camera exercise participant)



Efficiency and economy in the process of
development



The appropriate and best use of land



Convenience of traffic and circulation of
people and goods



Safety from fire and other dangers



Adequate light and air in the use and
occupancy of buildings



Healthful and convenient distribution of
population



Good civic design and arrangement



Adequate public utilities and facilities



Wise and efficient expenditure of funds



The Hot Springs Board of Directors



Municipal Departments and Department
Heads



Organizations promoting business and
tourism in the area



Metropolitan Planning Organization
(MPO)



Professionals whose livelihood depends
upon real estate sales or development

Relationship to the 1997
Plan
The growth and development concepts of the
1997 plan were derived from a number of factors.
These included the following:


A series of workshops with the Hot
Springs Planning Commission members.
These workshops featured discussion
and analysis of existing trends and
problems as well as review of potential
planning and zoning tools



Workshops with the public and selected
professional groups. The latter
specifically included real estate and land
development professionals who deal with
planning and zoning issues most directly.
Several of the Plan provisions arose from
these sessions



Interviews with selected individuals.
These included community and city
leaders who represent important aspects
of the Hot Springs economy



Work sessions involving the city’s
consultants and planning staff

Figure 2.02 - This update envisions increased density in
concert with existing urban patterns. In some areas, traditional
neighborhood areas would be revitalized, while elsewhere, infill
and vacant land within City limits would develop in diverse, more
interconnected ways. (Image source: Studio Cascade, Inc.)

Hot Springs’ land use plan serves all citizens
and property owners within the planning area
boundary. Specifically, it impacts the following:
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Existing residents of the area who
expect a stable social and economic
environment



Potential residents of the area who may
contemplating major investments in the
community



Existing business owners in the
area whose livelihood depends upon
continued growth and prosperity



Potential business owners and investors
who may move into the city



The Hot Springs Planning Commission

The result was a plan that sought the maximum
degree of conciliation among disparate groups.
Following are the concepts and recommendations
flowing from those efforts:
The 1997 land use plan was intended to:
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Reflect the unique character of the
City of Hot Springs. The presence of a
National Park within its corporate limits,
the colorful history, and the presence
of multiple recreational facilities are
only some of the elements that make
Hot Springs unique and famous among
American cities. No aspect of future
planning should threaten these key
attributes



Reflect the fact that commercial growth
may outstrip residential growth in the
short term. The Plan, therefore, seeks
to direct commercial growth to areas
and types of developments that will
complement and serve future residential
growth



Seek to protect existing neighborhoods
while allowing flexibility in the form of
well-executed adaptive re-use



Recommend a variety of residential
types and densities to accommodate
the diversity of family types that
populate the city, particularly the elderly
population of the area



Figure 2.03 - One exercise used during the planning process
asked participants to allocate growth among generalized areas,
keeping key planning directives in-mind as they did so. All maps
were presented and discussed at the workshop, and helped
shape the plan concept map presented in the plan. (Image
source: Studio Cascade, Inc.)

Recommend flexibility for developers
as they deal with changing market
conditions. Mixed-use developments
represent a major aspect of this
flexibility



Recommend densities and types of
development that will support the
central business district and the historic
district



Recommend developments that fit
and complement the lakeshores and
surrounding areas



Recommend diminishing densities from
the central core to the outlying rural
areas



Recommend a gradation of commercial
intensity based on access to major
traffic arteries. The most intensive,
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regional commercial developments are
proposed around the interchanges of
Martin Luther King, Jr. Expressway and,
to a lesser extent, the major highways
serving the city. Regional shopping
centers, open display, and so-called “big
box” or large retail developments should
be constrained from entering the urban
core (undefined by 1997 plan) where
they will create traffic problems and
other conflicts with the existing urban
fabric


Recommend infill development as
a means to strengthen existing
neighborhoods. Such development
should be supportive, however, and
not an implied policy of abandoning
the traditional character of older
neighborhoods

2•3



Recommend attention to the
appearance of the Planning Area.
Quality development will occur only to
the extent that citizens, community
and business leaders, the Planning
Commission and the Board of Directors
demand it. This will require increased
design review, greater flexibility for
developers, and an ongoing program of
public awareness

Many of these concepts are carried over into this
plan update, reflected in the policy framework
included as part of this document. Others,
however, are substantially modified to better
conform to the planning concept derived from
community participation in this update process.

Issues
Community interviews and the community
charrette provided an initial perspective on the
issues and aspirations of Hot Springs residents,
business owners and government officials. These
issues appear in their entirety in Appendix E,
addressed in the interview summary report and
the summary of the community charrette.
Based on community comment and a review
of Hot Springs’ current environment, several
critical land use issues need immediate attention.
Despite the fact that it is still seen as the ‘heart’
of Hot Springs, downtown is only a skeleton of
what it used to be, with upper-floor vacancies,
disused buildings and many retail tenants
devoted only to the tourist trade. While the
greater Hot Springs area remains an attractive
destination for incoming residents - many of
whom are retirees - the community’s inner
neighborhoods are languishing. Albert Pike,
Higdon Ferry and Highway 7 are prominent
corridors, with commercial development
in various states of prosperity fronting the
streets. These strip commercial projects
convey a sense of impermanence, with the
neighborhoods surrounding them directly
influenced by their rising and falling fortunes.
Some of the community’s districts, like Gateway
and Park/Whittington, have experienced
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decades-long decline, with little reinvestment
in homes and commercial properties to help
revitalize neighborhood activity and community
development.
The community charrette affirmed these
observations, ultimately expressing direction
to revitalize the community’s neighborhoods,
even at the expense of slowing development
on the community’s periphery. The charrette
and meeting participants considered how this
may impact land use development overall,
and, while they generally acknowledged that
development on the community’s periphery will
likely continue, they encouraged the City, County
and public safety providers to work together to
make reinvestment in Hot Springs’ center and
neighborhoods a priority.
Community discussion in this update process
confirmed the importance of this effort. Without
significant and urgent reinvestment, Hot Spring’s
historic center and inner neighborhoods will
continue to deteriorate – a slide increasingly
difficult to correct. Key to this redirection
of investment is an active and collaborative
management of the planning area surrounding
Hot Springs. While fiscal conservatism
may dictate reining in utility and roadway
infrastructure expansion, the consequence may
likely be an increased focusing of development
within or near to city limits. Garland County,
rural fire districts, school districts and the City
of Hot Springs must work together to ensure
management of Hot Springs’ planning area
is consistent with community objectives that
transcend jurisdictional boundaries.

Land Use Objectives
To help address some of these concerns, this plan
update, through its goals, policies and programs,
proposes:

Infill focus
This plan supports the active and continued
directing of investment toward the center of the city,
encouraging the rehabilitation and reinvigoration of
Hot Springs’ downtown and inner neighborhoods.
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In so doing, it suggests considering new ways of
managing development along the community’s
periphery and an entirely new way of prioritizing
investment in infrastructure and transportation
systems. Encouraging reinvestment in Hot Springs
center may mean redirecting it from elsewhere in the
planning area.

Annexation policy
Hot Springs may consider establishing a more
concrete process by which annexations can be
reviewed, evaluated and approved, ensuring
deliberate and fiscally sustainable community
development. Annexations now are generally avoided,
with urbanized development occurring beyond the
city limits (and provided with full urban services). An
annexation policy can clarify many of the persistent
issues that have made annexation a taboo topic,
helping the city and those who own property within
the planning area act collaboratively to accommodate
growth while paying attention to the fiscal realities of
urban development.

Neighborhood revitalization
Hot Springs’ neighborhoods are the core of the city’s
communities, and this plan encourages reinvestment
and the rebuilding of social, cultural and economic
connections within them. While the City has engaged

Figure 2.04 - With hundreds of mile of shoreline and ready
access to urban services, development along nearby Lake
Hamilton has far exceeded that within City limits. (Image source:
Studio Cascade, Inc.)

in some neighborhood-level planning, it has found it
difficult to implement what those plans promise. This
plan recognizes the difficulty of the City being the
sole actor in revitalization efforts, and it encourages
the private and institutional sectors to participate, as
well.

County coordination

Jobs development
This plan helps support an economically vital Hot
Springs, with a thriving employment sector enriching
and fulfilling the community’s residents. Diversity of
land uses is important to ensure that the community’s
economic sector is rich and adaptable. Industry,
retail, professional office, tourist destinations,

Collaborating with partners in Garland County

health care, transportation facilities and housing all

is essential to ensure that managing growth and

contribute to what makes Hot Springs tick. This plan

development embraces a regional perspective,

update welcomes economic diversity.

acknowledging the connections that transcend
jurisdictional boundaries. Garland County does not
have a long-range comprehensive plan, nor does it
have zoning. Development on Hot Springs’ outskirts is
happening, creating urban neighborhoods lacking the
support of planned infrastructure and transportation
systems. Similarly, development in Hot Springs
has impact on the land surrounding it, influencing
drainage patterns and the continuation of agricultural
practices.

Walkable context
Creating an urban development pattern that
accommodates transportation choices – allowing Hot
Springs residents and visitors to walk, bike, use public
transportation and drive – is a high planning priority.
This plan recognizes that walkability is more than just
a transportation concept. It is also an important land
use concept, encouraging the mixing and proximity
of the community’s residential, commercial and
employment landscape through active transportation
options and complete streets.
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Figure 2.05 - For planning purposes, Hot Springs’ 20-year growth projections estimate a rise in City population from approximately
40,000 today to 54,800 persons. This graph illustrates how despite well-paced Countywide growth, in-City population has remained
essentially flat since 1970. (Image source: City of Hot Springs.)

Compatibility

Diversity

Allowing land to develop in a manner that respects

This plan acknowledges that Hot Springs is a

what exists nearby, both in terms of physical

community composed of many different races,

presence and in terms of cultural presence, is also

cultures, socio-economic levels and religions.

a high planning priority. This plan carries forward

Respecting that diversity, and its roots in history, is

compatibility policies from the 1997 plan, modifying

one of Hot Springs’ strongest assets.

them to also accommodate mixing of uses in a
dynamic and functional urban context.

Regional services

Affordability

The City of Hot Springs is one of many regional

Helping Hot Springs residents live affordably,

protection districts, law enforcement agencies, utility

reflected in the percentage of income devoted

purveyors and others to help the area’s residents live

to housing and transportation cost, is a planning

safely, comfortably and affordably.

services providers, working in collaboration with fire

concept weaving through this update’s land use,
transportation and housing policy. Making housing
affordable to the community’s residents is more than
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Resort/historic/cultural resources

simply lowering home prices. It involves creating a

The community wishes to honor the City’s legacy

dynamic, “living” market environment that supports

and continued prominence as a resort destination,

housing choice, transportation choice and community

reinvesting in those resources that set Hot Springs

development, all in a way that is affordable to Hot

apart and make it a unique place to visit and live.

Springs’ residents.

This plan applies that desire to the City’s policies,
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encouraging active City involvement in preservation
and the economic development that stems from the

Goal & Policy Intro

community’s legacy and quality of life.

Clarity
This is to be a policy document that is clear in its
direction, allowing the community and those officials
entrusted with its implementation to move decisively
forward. That being the case, it is also a policy
document with limitations. More planning work will
be necessary in the near future, based on a more
comprehensive assessment of the community’s
condition and a thorough examination and updating
of all comprehensive plan elements. While this
document suggests changes in policy direction, it also
encourages that more follow, based on the concepts
and priorities expressed during this planning process.

Adaptation
This plan seeks to shape the community’s land
development and street patterns to accommodate
adaptation in the coming decades, ensuring Hot

Each of the goals and policies contained in the
following section have been selected from the
entire matrix as closely associated with land use
objectives, though there may be others arguably
key to the success of community goals not
under this heading. The numbering and order of
items in no way indicate City priority or relative
importance.
Descriptive text below each goal provides
background and indicates how it serves the
community vision. The full goal/policy matrix
(Appendix B) includes descriptive text below each
policy, indicating a generalized category as well
as the critical intent and benefits of the policy.
Electronic versions of the matrix are hyperlinked
to Appendix B for easier review and crossreferencing.

Springs’ built environment can evolve to meet
changes in demand. Policies supporting connectivity,
the mixing of land uses and active collaboration with
other jurisdictions will help the community adapt to
changes that it may not be able to predict. Key here
is flexibility and responsiveness.

Institutional fabric
Hot Springs recognizes and wishes to enhance the
community’s network of schools, houses of worship,
parks, open spaces, community centers and other
institutional facilities and lands, understanding that
these components underpin the community’s social
connections and represent important life components.
Successful, livable cities are much more than
homes, employment and shopping centers, and this
plan update articulates policies that facilitate vital
institutional and civic networks.

Planning area
This plan supports the concept that coordinated
planning is essential to a healthy Hot Springs,
identifying those areas near the community whose
disposition impacts Hot Springs’ character, vitality
and success. The statutorily possible planning area
extends beyond the established extra-territorial
jurisdiction, underscoring the need for collaboration
between the City, Garland County and all other
responsible agencies in the greater Hot Springs area.

Hot Springs Comprehensive Plan update
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Establish and maintain an environment of safety throughout Hot Springs and its
service area. (G.02)¶
Background: Public safety and the protection of property - both private and public - is
one of the primary roles of government. This goal serves to anchor the full range of
plan policies supporting City investments and actions supporting the health, safety and
welfare of Hot Springs and its residents.

Grow and sustain a balanced, resilient economy for Hot Springs, providing
community prosperity. (G.03)¶
Background: Hot Springs residents understand the need to maintain economic diversity
- capitalizing on opportunities related to the National Park, Lake Hamilton, small
business and industry, Downtown, Oaklawn Park, convention, educational and other
economic drivers. Reflecting these values, this goal anchors strategies that help build
and sustain a diverse, balanced economic base for the City of Hot Springs.

Goals & Policies

■■ Land Use & Related Goals

Maintain the City of Hot Springs’ fiscal health, improving community value and
gathering revenue in equitable, sustainable ways. (G.04)¶
Background: This goal serves to anchor the City of Hot Springs’ obligation to sustain its
fiscal health by considering the long-term cost implications of choices including landuse, transportation, and provision of infrastructure; through decisions and actions that
build community value; and by maintaining responsible, equitable ways of gathering
revenue.

Maintain and improve the provision of efficient and affordable utility, public safety
and general services in Hot Springs. (G.05)¶
Background: A primary charge of government is to provide for the health, safety and
welfare of its residents. This goal anchors policies directing the City of Hot Springs to
plan for and maintain efficient, affordable utility, public safety and general services.

Maintain and improve the safety, vitality, and attractiveness of Hot Springs’
neighborhoods. (G.06)¶
Background: Hot Springs residents prize the overall scale and feel of their
neighborhoods, and support policies keeping all neighborhoods safe, vital and
attractive. Toward this goal, a diverse set of policies have been provided, including
encouraging pedestrian-friendly development, support for diversity in housing types,
infill and renovation efforts, and support for future mixed use neighborhood centers.

Sustain downtown as the ‘heart’ of Hot Springs, enhancing its commercial, service
and civic vitality. (G.07)¶
Background: Residents still consider downtown to be the ‘heart’ of Hot Springs. Keeping
downtown vital requires supporting its numerous and necessary functions, including a
strong commercial base, community services, public space development, renovation
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and diverse housing options. This plan provides policies and programs that help foster
an environment in which downtown can thrive, in turn aiding the attractiveness,
efficiency and value of the entire community.

Build and maintain an effective, collaborative relationship between the City of Hot
Springs and related agencies and service providers. (G.08)¶
Background: Regional value and resident quality of life depends on the entire range
of agencies and service providers found in the Hot Springs area, and may not be
effectively maintained without strong, inter-agency collaboration. This goal directs
the City to work closely with Garland County and other key agencies to develop
objectives promoting unified direction, allowing coordinated growth and greater service
efficiencies.

Sustain and improve Hot Springs’ natural resources through sound planning,
operational and implementation practices. (G.09)¶
Background: Cities cannot exist without the availability and provision of clean water
and air, access to healthy food supplies, clean energy and facilities to dispose of
waste in ways that protect basic resources. But Hot Springs enjoys more than basic
resources - the region is home to rich forests, hills, waterways and its unique springs.
This goal anchors policies and program objectives that promote the conservation and
improvement of Hot Springs’ natural resources.

Plan for and establish types and quantities of land uses in Hot Springs supporting
community needs and the City’s long-term sustainability. (G.11)¶
Background: Towns and cities exercise considerable influence over land use, in turn
influencing the type and character of development, patterns of growth, and even the
net financial impact of growth on municipal coffers. Consequently, this plan supports
the allocation of land use types and areas sufficient to achieve overall community
objectives.

Goals & Policies

Maintain and improve the provision of parks and recreational services in Hot
Springs, in concert with need and plan objectives. (G.13)¶
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Background: Hot Springs residents value their current levels of service regarding parks
and recreational opportunity, and wish to retain the same or higher levels of service
as the community grows. This goal directs the City to consider parks and recreational
needs in all related plans and actions, including land use decisions, regulatory
requirements and budgeting.

Land Use & Related Policies
(P.06)

Plan for, develop and maintain Hot Springs’ greenway and trail facilities,
improving recreational and transportation options for residents and visitors.

(P.07)

Collaborate with Garland County and others to develop greenway and trail
facilities extending beyond Hot Springs.

(P.10)

Plan for, develop and maintain neighborhood parks in new and existing
neighborhoods.
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Favor development within the existing urbanized area over development
on the perimeter, limiting sprawl and helping the City provide affordable
services.

(P.13)

Promote land use and growth patterns that ensure all residences are
within walking distance of many civic and service amenities such as parks,
schools, shopping, bus stops, and trails.

(P.14)

Encourage mixed residential/commercial uses where appropriate,
particularly at or near arterial street intersections or the downtown and
adjacent historic districts.

(P.15)

Encourage adaptive reuse of under-utilized commercial properties as
employment centers, reducing pressure to expand outward for commercial
space.

(P.16)

Protect the function and utility of industrial land uses, buffering them from
conflicting uses and maintaining necessary access and services.

(P.17)

Consider alternative office and retail uses for properties in transition zones
between residential and commercial areas.

(P.18)

Support the development of compatible infill development in existing
commercial areas, reducing sprawl and increasing service efficiencies.

(P.43)

Plan and provide for growth in related industrial development at and near
the Hot Springs Airport.

(P.46)

Engage and maintain coordination of all long-range planning efforts
between the City of Hot Springs, neighboring municipalities and Garland
County.

(P.47)

Plan for property on the city’s periphery to eventually annex into city limits,
requiring development in those areas to comply with City standards.

(P.49)

Coordinate land uses, transportation access, and civic amenities between
new and neighboring development.

(P.64)

Discourage growth in sensitive and critical areas, including wetlands,
habitat areas, steep slopes and lands with unstable soils.

(P.74)

Collaborate with Garland County, the National Park Service and related
agencies on effective land use strategies promoting planning and
preservation of Hot Springs’ natural and open-space areas.

(P.77)

Encourage a wide variety of residential building types in neighborhoods,
consistent with community needs and plan objectives.

(P.78)

Support the development of infill housing compatible with Hot Springs
neighborhoods.

(P.79)

Support the development of compatible neighborhood mixed-use and civic
activity centers where suitable.
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(P.12)
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(P.83)

Designate land uses within City and ETJ limits that preserve downtown as
Hot Springs’ essential and defining commercial center.

(P.84)

Encourage compatible mixed-use development near the Convention Center,
or on vacant or under-utilized sites in downtown Hot Springs.

Goals & Policies

¢
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