
11. FUTURE LAND USE PLAN
Background

Constraints to development. There are significant constraints to development in Dedham/Lucerne that will limit the geographic extent of future growth. Sprawl is not likely to be a serious problem within the next 10 years. The constraints include, but are not limited to:

· Steep, rolling topography, interspersed with areas of ledge;

· Extensive areas of hydric soils (see map in Natural Resources chapter);

· Extensive areas of conservation easements that virtually rule out development in the northeast quadrant of town;

· Significant acreage enrolled in the tree growth tax program;

· Limitations on development along Route 1A, the community’s only principal arterial (due to steep topography and ledge, as well as MaineDOT’s access management rules);

· Other natural resource constraints including wetlands and important wildlife habitat (see Critical Natural Resources map at the end of this section); and

· The absence of any public water supply or sewage disposal system, either within Dedham/Lucerne or any areas immediately adjacent to the community.
Likely patterns of growth. The Dedham/Lucerne Comprehensive Plan Committee reviewed these challenges, as well as the need to provide direction for future growth. The Committee came to several conclusions:
1) The conversion of shorefront seasonal dwellings to year-round dwellings will continue to account for some of Dedham/Lucerne’s future growth;

2) Some residential growth will occur in undeveloped subdivisions;

3) A modest amount of single-family development will occur on a lot-by-lot basis along the Town’s rural road network;

4) Very little growth can occur adjacent to Route 1A, but some provision should be made for mixed uses in this area.
Proposed land use districts. After reviewing the Land Use Ordinances of Dedham and Lucerne, the Committee concluded that districts should be revised considerably to better manage future growth. The Committee proposes three land use districts as follows:
Mixed Use: To provide for a range of residential uses, home occupations, commercial and other non-residential land uses. This district would be similar to the current Growth 2B: Commercial Area as set forth in the Town of Dedham Land Use Ordinance. It would apply to a portion of Route 1A.
 

Lot Size: 40,000 square feet.
Rural Residential: To be similar to the current Rural Residential District. It would be for rural uses such as agriculture and forestry, low density residential uses, home occupations, and some low-impact commercial uses. It would allow open space developments (residential structures concentrated in one or more portions of the parcels so as to preserve open space, provided that overall residential densities are not increased).It would apply to most areas of the community. It would require that in areas of two or more acres with slopes in excess of 20%, development would have to comply with strict storm water and other standards to limit runoff to the Town’s surface waters.
Lot Size: 65,340 square feet.
Resource Protection: To be similar to the current Resource Protection District, but it would apply to fewer areas. It would continue to apply to some shoreland areas and areas around some wetlands as required by the State. It would not include other areas as currently mapped, which will be in the Limited Rural District.
Lot Size: 50,000 square feet.
These districts are shown on the Future Land Use Map at the end of this chapter of the Plan. 

Narrative Description

The following narrative has been prepared to address the State’s rules for the preparation of comprehensive plans.

1.
The area’s relationship to the community’s vision. The vision statement encourages reasonable, manageable growth while preserving the natural charm and aesthetic character as well as protecting the Town’s natural resources. The three proposed districts achieve this vision:
Mixed Use: Commercial and other non-residential growth, if any, would be located near Route 1A; the land use ordinances of both jurisdictions would be amended to better manage this development.

Rural Residential: This district would guide low density development in most areas of Dedham/Lucerne while discouraging incompatible development.

Resource Protection: This district would apply to some shoreland areas and wetlands. 

2.
The names of any smaller land use districts within the area. Not applicable.
3.
The area’s natural opportunities or constraints.

Mixed use: There are few natural resource constraints other than steep slopes, although portions of the district between Route 1A and Green Lake include a forest block and are currently enrolled in the tree growth tax program.
Rural Residential: This district applies to most areas of the community, so it includes some suitable areas for development and many areas with development constraints.
Resource Protection: This district would apply to many of the areas that are unsuitable for development (wetlands, hydric soils, steep slopes, important habitat areas).

4. 
The area’s transportation system. 

Mixed use: This district would be adjacent to Route 1A.

Rural Residential: This district would have access to Route 1A, Route 46, and the entire local road network in Dedham/Lucerne.

Resource Protection: In general, this district would not have direct access to Dedham/Lucerne’s transportation system.

5.
The types and intensity of proposed land uses, including the range of residential densities. See above description under proposed land use districts. 

6.
The area’s proximity to existing and proposed public facilities and services. There are no central water and sewer facilities anywhere in town. The mixed use district closest to the Holden line is near the Lucerne Fire Station. As of this writing, no decisions have been made about the location of a new town office/fire station.
7.
The compatibility or incompatibility of proposed uses to current uses within and around the area along with any special development considerations (e.g. need for additional buffers, architectural design standards, etc).

Mixed use: Much of this area is either undeveloped or is occupied by low density residential development.  Most of the area is currently zoned Growth Area 2A or Growth Area 2B.

Rural Residential: Most of this area is currently undeveloped or occupied by low density residential development.  The conservation lands, the publicly-owned Kiski lot and lands in the tree growth tax program would not be available for uses allowed in this district.

Resource Protection: Virtually all Resource Protection areas are undeveloped.

8.
Any anticipated major municipal capital investments needed to support the proposed land uses. Not applicable. None are anticipated.

Summary of the key regulatory and non-regulatory approaches, including investment policies and strategies, the community will use to implement its Future Land Use Plan. The key approaches include the following:
1.
Existing constraints. Dedham/Lucerne will continue to rely on existing constraints to development to guide the future growth of the community (these are summarized on page 1 of this chapter).

2.
Incentives and education. Chapter 10, goals, policies, strategies, sets forth a number of strategies that include incentives for encouraging sound land use practices, as well as educational efforts to inform the public about the importance of critical natural resources.
3.
Regional efforts. Chapter 10, goals, policies, strategies, includes strategies for participating in regional efforts aimed at monitoring, protecting and improving the resources of the community.

4.
Purchases. Chapter 10, goals, policies, strategies, encourages the purchase of land and easements to better protect critical natural resources.

5.
Ordinance amendments. Chapter 10, goals, policies, strategies, sets forth a number of regulatory changes that Dedham/Lucerne will undertake to implement the Future Land Use Plan. The Comprehensive Plan Committee anticipates that these changes will involve re-writing the Land Use and Subdivision ordinances in both jurisdictions, including establishment of detailed provisions for each of the proposed land use districts.
Analysis

The following analysis has been prepared in response to requirements in the State rules relating to the preparation of comprehensive plans.

1.
How does the Future Land Use Plan align and/or conflict with the community’s vision statement? As described in #1, above, the Future Land Use Plan is consistent with the community’s vision statement.

2.
How is the configuration of the growth areas shaped by natural opportunities and/or constraints (i.e. the physical suitability or unsuitability of land for development)? The location of public facilities? The transportation network? See #3 and #4, above.

3.
How does the Future Land Use Plan relate to existing regional economic, housing, transportation and natural resource plans? How does the Future Land Use Plan relate to recent development trends? As indicated in the inventory sections of this Plan, Dedham/Lucerne is not a service center community, and does not expect to directly support commercial or industrial development, or major services such as senior citizen complexes. The mixed use areas have been designated as a location where such development could go, if there were efforts to locate such growth in Dedham. Any such growth would have to be consistent with State efforts to maintain the traffic-carrying capacity of Route 1A. 

4.
Are most municipal capital investments currently directed toward growth areas? Why or why not? Dedham does not anticipate that any municipal capital investments will be needed to accommodate future development.
5.
How can critical resource areas be effectively protected from future development impacts? These areas can best be protected by amended language in the Dedham/Lucerne land use ordinances, and in the respective subdivision ordinances that specifically requires protection for these areas. 
Evaluation Measures
This Plan anticipates that the Selectmen/Overseers will appoint a Comprehensive Plan Implementation Committee that would meet on an as-needed basis to oversee implementation of the comprehensive plan. Approximately five years after adoption of the Plan, the Committee would meet to evaluate the following:

· The degree to which future land use plan strategies have been implemented;

· The percent of municipal growth-related capital investments in growth areas;

· The location and amount of new development in relation to the community’s designated growth areas and rural areas; and

· The amount of rural areas protected through acquisition, easements, or other measures.
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