DOCUMENT 4.
FUTURE LAND USE PLAN
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Mars Hill’s Future Land Use Plan is made up of the Future Land Use Map and a written description of the land uses and characteristics of each area defined on the map.

Figure 1.  Mars Hill Future Land Use Map
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The Future Land Use Map graphically depicts how Mars Hill plans to direct anticipated growth over the ten-year planning period. It is not a zoning map, and the boundaries of identified areas on the map are general. But the map and associated plan will guide development of future regulations, land use measures, and the capital investments program.

The designations on the map are intended to provide for the best use of the various areas of Town in accordance with community goals and policies. Each designation addresses particular situations and is intended to reflect natural constraints, opportunities of the land, and desires of the community.
The map and plan embody the concept of distinct growth and rural areas. Designation of these areas has evolved directly from:

· The historic development of the community;

· A desire to create and/or preserve the traditional town center surrounded by farmland pattern of development, and to keep the character of each area intact;
· A desire to expand four season tourism and recreation offerings and emerging technological support businesses as opportunities arise; 

· The need for new workforce housing that is within walking distance of the town center in areas that are served by public sewer and water, or can readily do so;  

· An understanding of Mars Hill’s water, soils, and other natural resource systems. Some present barriers to development, others offer opportunities;

· The need to extend and use public services in the least costly manner possible; 

· A desire to brand the community as “the healthiest Town in the County” and “the Gateway to Northern Maine”; and

· The input of comments received at community meetings and other communications.

As suggested by Maine’s Planning and Land Use Regulation Act and rules, each of the two types of areas include lands that:

	Growth Areas
	Rural Areas

	Contain sufficient area to accommodate anticipated  growth and development
	Consist of large, contiguous open spaces

	Can be efficiently served by public facilities
	Do not require expansion of public facilities

	Are physically suitable for development or redevelopment
	Contain critical natural and scenic resources that shall be protected

	Promote a compact, rather than a sprawling, pattern of development
	Are and shall be maintained relatively free of development sprawl and strip development


For purposes of Mars Hill’s Future Land Use Plan, growth and rural areas are subdivided as follows.

1.
Growth Areas

The designation of growth areas is intended to ensure that the Town plans for compact growth and development by directing it to areas most suitable for development and away from areas where it would be incompatible with protection of rural and natural resources. Growth areas may include some land areas that are physically unsuitable for development or redevelopment, such as a stream, small flood prone area, small natural hazard area, small pond, or small critical natural resource if they are of a scale and a level of protection that does not hinder the effectiveness of the growth area.

To encourage development in growth areas, it is important that growth areas offer a high quality of life. To assure that growth areas are attractive, desirable locations for growth, it is important that public amenities, like streetscapes and community parks, and the overall quality of the landscape is not an afterthought, but is front and center in the design of the areas. New neighborhoods of small house lots that are affordable for those who work for the Town’s major employers (teachers, nursing home workers, processing and potato handling plants) are key factors in making growth areas desirable places to live. These neighborhoods will be located within walking distance of the town center, will be served by public water and sewer, and will be similar to existing intown neighborhoods. 
Growth areas will continue to be made up of Residential, Commercial, Industrial areas. A Future Commercial Area south of the existing Commercial Zone and a Future Recreation Area at the base of Mars Hill Mountain will be designated if the Town’s economic development efforts are successful in attracting emerging technological support businesses and/or creating a four-season recreation “home base” in the community. This land use strategy will allow most growth to occur where existing public facilities – sewer and water – are located.
a. Residential Areas – 
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Uses and densities will remain largely the same as presently allowed in the Town’s R1 Zone, though new development will include more interconnected neighborhood street and fewer dead end roads. Most neighborhoods, new and old, will have sidewalks and shade trees to provide a pedestrian environment in keeping with the Town’s brand as “the healthiest Town in the County.” 

The existing R2 Zone will be eliminated. Portions of the R2 Zone will become R1, in keeping with the intent to encourage most residents to live within walking distance of Mars Hill’s traditional compact town center. The remainder of the R2 Zone will be rezoned Rural Farm (see section 2. below).
b. Commercial and Industrial Areas – 
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Commercial and industrial development shall continue to be concentrated in and around the town center as currently regulated in the zoning ordinance. 
c. Future Commercial Area – 

A Future Commercial Area extending south of the existing Commercial Zone toward Clark Road will be designated if the Town is able to draw one or more emerging technology companies (i.e., computer data storage, call center, etc.) can be brought to Mars Hill. Designation of this Area will occur if development that houses the business is larger than can be accommodated in the small lots that dominate the existing Commercial Zone and if the business is not compatible with the existing distribution and warehousing facilities that occupy most of the buildable land in the existing Industrial Zone. The intent is not to rezone this Area in the short term, but to provide the basis for a future zoning amendment to allow larger, emerging technology businesses to locate within walking distance of the town center in an area that can be served by public sewer and water in a location other than the current Industrial Zone. Most of the Industrial Zone is taken up by larger scale warehousing and distribution facilities for agricultural products. Providing another location for larger scale emerging technology companies will reduce future conflicts between a large number of heavy vehicles and employees who would work at the new technology businesses. Another reason to provide an alternative location is that some technology businesses may have concerns about the vibrations generally associated with multiple warehousing and distribution facilities.
When the Commercial Zone is extended, the Town will develop standards to ensure that the new, larger scale development will provide buffers to protect adjacent residential neighborhoods from unreasonable impacts from noise, glare, and traffic. It will also manage on street parking in residential neighborhoods and require large parking losts to be screened from view of nearby homes.

d. Future Recreation Area – 
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The Future Recreation Area is designated to allow the Town in the future to rezone land at the base of the western slope of Mars Hill Mountain to enable its development as a “home base” for four season recreational activities. The intent is not to rezone this Area in the short term, nor to designate the zone speculatively, but to provide a basis for a future zoning amendment to allow tourism and recreation offerings to allow the creation of new destinations and attractions at this location if and when interest is expressed to do so or if it is part of Town-adopted economic development strategy. Appropriate uses in this Area shall be lodging facilities, including campgrounds, but not large condominium or residential subdivisions or a large number of retail establishments. 
When this Recreation Zone is established, dimensional standards shall be prepared to protect the scenic, rural character of the Area, while meeting basic health and safety provisions to provide adequate potable water, safely dispose of sanitary waste, and protect the capacity of Town roads. While the Future Recreation Area is relatively large, the Town does not intend the new zone to cover the entire Area. When applied, the Town will designate a Recreation Zone to support the proposed development and additional future development that may be reasonably anticipated, but not to cover such a large area that it will encourage dispersed development throughout the larger Area. The intent of the designation is to identify an Area of the community that is suitable as a starting point for development of the desired “home base” with connections to both the Mountain and the trails that connect with the Town Center.

2.
Rural Areas 
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Rural Areas make up the remainder of the Town, which includes currently designated Shoreland Areas, Special Aquifer Protection Overlay Areas, and Rural Farm Areas. These designations are intended to provide long term protection of agricultural land, important natural features, large blocks of unfragmented habitat and open space, and scenic lands from incompatible development that threatens natural resource-based industries, working landscapes, or the character of Mars Hill. This designation includes those areas of the community that have multiple natural resource constraints, and/or are especially important for resource-based, scenic, and/or recreational opportunities, and/or are especially important for long-term water quality. Rural Areas are intended to preserve the open, rural character of Mars Hill by discouraging sprawling residential development activity, and assuring that development that does occur is done in a manner which preserves the natural resource and aesthetic rural character of the community. Land uses shall be focused primarily on the resource values of the area. 

The only changes the Future Land Use Plan propose are to rezone a portion of the area:

· currently zoned R2 to Rural Farm as described in section 1.a. above,

· to Future Commercial  as described in 1.c. above, and 

· to Future Recreation as described in 1.d. above.

Apart from these changes, current zoning regulations appear to be working well in support of promoting and maintaining an agricultural economy. However, there is evidence of residential encroachment along the some rural roadways. The Town should regularly monitor development in the Rural Farm Area, as discussed below and periodically evaluate growth patterns. If current ordinances are ineffective in discouraging further residential encroachment, in the Rural Farm Area the Town will recommend changes to ordinance provisions. These changes may include, but are not limited to, amending rural/growth area boundaries, reducing or holding density constant in the Rural Farm Area while allowing smaller minimum lot sizes and/or limitations on the number of new subdivision lots allowed each year and/or a differential rate of growth ordinance that would limit the number of permits for new residential units.

4.
Monitoring Effectiveness of Land Use Plan
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Annually, the Comprehensive Plan Implementation Committee, with assistance from the Planning Board and Town Assessor, shall assess and describe in the Town’s Annual Report the community’s success in guiding growth as expressed in the Future Land Use Plan and Goals and Policies, including specific benchmarks, and the Mars Hill 2023 Vision Statement. It shall also recount progress toward undertaking and completing strategies laid out in the Plan. If, by at least the fourth year after adoption of the Comprehensive Plan Update, growth, particularly the amount of residential growth in designated Rural Areas, is not being directed as desired in the Plan, the Town will review its strategies and make adjustments to increase their effectiveness. By the eighth year after adoption of the Plan, the Town shall evaluate the overall effectiveness of efforts to achieve the Goals and Policies of the Plan.






� Editor’s Note: The hand-colored Future Land Use Map, which was included in the draft that was released for public hearing, was replaced with w revised GIS map that reflects the same information.





Mars Hill 2014 Comprehensive Plan Update

I.4-1
Mars Hill 2014 Comprehensive Plan Update               
                  
                 I.4- 2

_1445765152.pdf
Westfield Rd

Westfield

E Twp

Data Sources:

W Ridge Rd

Easton

Kearney Rd

Blaine

——

o)

2 | | Hawksley Rd
B
B

Fletcher
—Rd

Mountain Rd

(

179

A
U

P e oo e &S

Canada

Town of Mars Hill
Maine Office of GIS

Map Prepared by:

Spatial ®
ernatives

Future Land Use

Town of Mars Hill, Maine

Growth Areas

Residential

- Commercial

Rural Areas
Farm

Aquifer Protection

- Future Commercial - Shoreland Zoning
ternat] W E - Future Recreation
s spalanatvos com I ndustrial
Map Produced: November, 2013 S @ Pine Tree Zone
. 0 2,250 4,500 9,000 gumnm _—
See 2013 Comprehensive Plan Sumumd 1IF District
for further discussion. Feet







