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Maine has always been proud of its wildlands - the
Big Woods, land of Indian and trapper, of white pine
tall enough for masts on His MajestysMajesty’s ships,
of mountain lion, moose, and eagle. Much of the
wildness was still there when Thoreau went in by
birchbark canoe, a little over a century ago. And
much of it remains. There is spruce and fir, moose
and beaver, lake and mountain and whitewater
enough to satisfy generations of Americans. More
and more, as northeastern U.S. develops, the Maine
woods are becoming an almost unparalleled resource,
both for tree production and for recreational
opportunity. But who is to come forward to say that
this resource must not be squandered? Can we
guarantee that the next generations will be able to set
out in a canoe and know that adventure is just around
the bend?

“Report on the Wildlands”

State of Maine

Legislative Research Committee
Publication 104-1A, 1969
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Note: This is the Public Hearing Draft of the Comprehensive Land Use Plan. Underlined and stricken text indicate changes
from the 1997 Comprehensive Land Use Plan. Language that has been relocated within a chapter or moved from one
chapter to another, is not shown as underlined or stricken. In the case of text that has been relocated from one chapter
to another, [bracketed] notes identify the former location.

Note: This chapter includes language from Chapters 4 [pages 114-115] and 5 [pages 133-134] of the 1997 Comprehensive
Land Use Plan.

Chapter 15

Vision, Goals and Policies-for

The Maine Land Use Regulation Commission (LURC or the Commission) is charged with extending the principles of planning
and zoning across its jurisdiction, which spans more than 10 million acres of the State of Maine. Known historically as the
Wildlands of Maine, this vast landscape is the least populous and least developed portion of Maine and encompasses the largest
block of undeveloped forestland in the Northeastern United States. The lands of the jurisdiction are predominantly privately
owned, though they also contain many public values and resources. The Commission faces complex and unique challenges in
its planning and requlatory responsibilities due to this intermixing of private ownership and public values.

The Commission's responsibilities include planning for the future-grewth, not just reacting to it-present conditions. This update-of
the-Comprehensive Land Use Plan provides the Commission with an opportunity to not only te-look back at trends and evaluate
their effect-on-thejurisdiction-and-its-valueseffects, but also to develop a future vision of the jurisdiction. Fhis-The vision, below,
describes how the jurisdiction ideally would look in 10-years-the future if change is successfully accommodated-and-principal

values—areretained—The-policies. The goals, policies and implementation measures of this plan, which follow, are aimed at
attaining this vision.

The vision is best viewed in the context of the Purpose and Scope of the Commission’s enabling legislation:

“The legislature finds that it is desirable to extend principles of sound planning, zoning and subdivision control to
the unorganized and deorganized townships of the State: To preserve public health, safety and general welfare; to
prevent inappropriate residential, recreational, commercial and industrial uses detrimental to the proper use or
value of these areas; to prevent the intermixing of incompatible industrial, commercial, residential and recreational
activities; to provide for appropriate residential, recreational, commercial and industrial uses; to prevent the
development in these areas of substandard structures or structures located unduly proximate to waters or roads;
to prevent the despoliation, pollution and inappropriate use of the water in these areas; and to preserve ecological
and natural values.

The Legislature declares it to be in the public interest, for the public benefit, for the good order of the people of this
State and for the benefit of property owners and residents of the unorganized and deorganized townships of the
State, to_encourage the well-planned and well-managed multiple use of land and resources. The Legislature
acknowledges the importance of these areas in the continued vitality of the State and to local economies. Finally,
the Legislature desires to encourage the appropriate use of these lands by the residents of Maine and visitors in

pursuit of outdoor recreation activities, including, but not limited to, hunting, fishing, boating, hiking and camping.”
12 MRSA, 8681 Purpose and Scope.

DRAFT: DOES NOT REPRESENT AGENCY OR ADMINISTRATION POSITION
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1.1 Vision for the Jurisdiction

The Commission’s jurisdiction will retain its unique principal values
and will exemplify a sustainable pattern of land uses.

“...retain its unigue principal values”

ef—the—vatue&that—mak&thequnsdmtten—se—speet&l—The Comm|SS|on has |dent|f|ed four pnnupal values that taken togethe
define the jurisdiction's-distinctive character of this area:

a  The economic value of the jurisdiction fer-derived from working forests and farmlands, to include fiber and
food production, particulary-the-tradition-of-a-working-forest-largely on private lands. This value is based primarily
on maintenance of the forest resource and the economic health of the forest products industry. The maintenance of
farm lands and the viability of the region's agricultural economy is also an important component of this value.

a  Diverse and abundant recreational opportunities, partiedtarlyincluding many types of motorized and non-motorized
activities. Unigue opportunities exist for recreational activities which require or are significantly enhanced by large
stretches of undeveloped land, ranging from primitive pursuits_in certain locations to extensive motorized trail networks.
Recreation is increasingly an economic driver in the jurisdiction and the State.

u  Diverse, abundant and unique high-value natural resources and features, including lakes, rivers and other water
resources, fish and wildlife resources, ecologicalvaluesplants and natural communities, scenic and cultural resources,
coastal islands, ard-mountain areas and other geologic resources.

o Natural character-values, which includes the uniqueness of a vast forested area that is largely undeveloped and
remote from population centers. Remoteness and the relative absence of development in large areas of the
jurisdiction are perhaps the most distinctive of the jurisdiction's principal values, due mainly to their increasing rarity in
the Eastern United States. These values may be difficult to quantify but they are integral to the jurisdiction's identity
and to its overall character.

The four principal values do not exist in isolation from one another. More often than not, they are interconnected and in many
instances one value enhances another. The tradition of a working forest not only supports the forests products industry, but
provides a landscape with an outstanding variety of outdoor recreational opportunities, an array of wildlife habitats, and an
important role in carbon sequestration. Natural character, particularly that of remoteness, and diverse natural resources support
and add to the other values, most notably, the working forest and recreational opportunities. The value of natural resources is
generally enhanced when they are part of a large, undisturbed-relatively undeveloped area, especially one that encompasses
entire watersheds or ecosystems.

While these values collectively define the jurisdiction, they are not represented equally across its towns, plantations and
townships. Some areas have abundant high-value natural resources (e.g. numerous pristine ponds) or a unique physical feature
(e.g. Gulf Hagas). Other areas lack distinctive natural resources, but serve as productive forestlands or contribute to the
jurisdiction's natural and cultural character.

.exemplify a sustainable pattern of land uses”

DRAFT: DOES NOT REPRESENT AGENCY OR ADMINISTRATION POSITION
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populated-area—The Commission recognizes that, in addition to retaining the jurisdiction’s unique principal values, a sustainable
pattern of land uses is essential to achieving the Commission’s vision for the future of this area. Such a pattern of land use
should meet present and future needs without compromising the principal values by:

o Retaining extensive forests, undeveloped shorelines, remote woodland character, and a unique collection of natural
and cultural resources and values.

o Providing for a continuation of traditional ways of life, rural communities, sustainable economic opportunities and
outdoor recreation for the people of Maine and its visitors.

o Supporting development in places where the principal values of the jurisdiction are least impacted and in areas
identified by the Commission as most appropriate for development.

o Encouraging long term conservation in places where the principal values of the jurisdiction are most vulnerable to
degradation and in areas identified by the Commission as least appropriate for development.

STFRENGTHS OFTFHE HSTORICAL- BEVELOPMENTPATTERN

These defining characteristics of a sustainable pattern of land uses are fairly well represented in the jurisdiction’s historical land
use pattern. The jurisdiction is comprised of vast areas of relatively undeveloped land, with concentrations of development
principally near organized areas and relatively few scattered seasonal residential dwellings elsewhere. This development pattern
is long established and is generally conducive to meeting present and future needs, while retaining the principal values of the
jurisdiction and minimizing conflicts betweeramong them.

While small ownerships can be well managed, forest management activities are most efficiently conducted on large blocks of
undeveloped land without undue interference from other activities. The general lack of development in the interior is conducive
to the protection of natural resources and associated values. The absence of development combined with pristine natural
resources in interior areas provides unparalleled opportunities for various forms of primitive recreation, while recreation-related
development on the fringes of the jurisdiction supports more intensive recreation activities. The remote undeveloped qualities of
the jurisdiction are well served by this pattern of development. These qualities are particularly sensitive to change; the remote
character of a lake or river in the interior of the jurisdiction may be eroded long before water quality is threatened. The
stewardship of land for forest management purposes on large blocks of land has, in the past, supported the Commission's broad
planning goals as enumerated belowin section 1.2.

DRAFT: DOES NOT REPRESENT AGENCY OR ADMINISTRATION POSITION
1-3




2009 Comprehensive Land Use Plan
Hearing Draft — Version 09/02/09 Vision, and Goals and Policies

Meeting This Vision

Although some of the trends evident in the period from 1971 to 29942008 are consistent with the future vision for the jurisdiction,
the centinued-creation and development of scattered lots in the interior, or other areas deemed inappropriate for intensive
development, are not. Many aspects of the Commission's policies and regulations are supportive of the future vision of the
Jur|sd|ct|0n7 but th ar the ation new-lots-in-the-inter her-areas-deemed-in Nriate intansiva
developmentlimitations to the Commission’s ability to guide development to appropriate locations will remain a major obstacle in
attaining this vision and ensuring the long-term protection of the jurisdiction's principal values. So will the Commission's largely
reactive approach to rezonings and the limitations of the adjacency criterion as it is now applied.

The jurisdiction has room for a wide range of land uses. The challenge is to accommodate these multiple uses while retaining
the values that make this area unique. By making several refinements in its approach, the Commission can more effectively
guide growth and protect the jurisdiction's principal values while providing greater opportunities for reasonable economic
development. The policies and implementation strategies that follow are aimed at meeting this vision.

1.2 Goals and Policies

Broad Goals of the Commission

The Commission's policies shall be directed toward the achievement of three broad goals:

1. Support and promote the management of all the resources, based on the principles of sound planning and multiple
use, to enhance the living and working conditions of the people of Maine, to ensure the separation of incompatible
uses, and to ensure the continued availability of outstanding quality water, air, forest, wildlife and other natural
resource values of the jurisdiction.

2. Conserve, protect and enhance the natural resources of the jurisdiction primarily for fiber and food production,
nonintensive outdoor recreation and fisheriesplant and wildlifeanimal habitat.

3. Maintain the natural character of certain areas within the jurisdiction having significant natural values and primitive
recreation opportunities.

Specific Goals and Policies of the Commission

The Commission's actions shall be guided by the following goals and policies:

I. DEVELOPMEN T—{issues-discussionpp-125-142)

A. Location of development (See Chapter 4)

Goal:  Guide the location of new development in order to protect and conserve forest, recreational, plant or animal habitat and
other natural resources, to ensure the compatibility of land uses with one another and to allow for a reasonable range
of development opportunities important to the people of Maine.

Location of development on a jurisdiction-wide level:

DRAFT: DOES NOT REPRESENT AGENCY OR ADMINISTRATION POSITION
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Policies:
1. Provide for a sustainable pattern of development, consistent with historical patterns, which directs development to suitable

areas and safeguardsretains the principal values of the jurisdiction, including a working forest, integrity of natural resources,
and remoteness.

Guide development to areas near existing towns erand communities and in other areas identified as appropriate
development centers.

a. Identify a—group—of-towns—plantations—and—townships—areas which are the most appropriate for growth when

considering: (1) proximity and connectivity by public road to economic centers, organized towns and peputation
centers—well established patterns of settlement; (2) compatibility of natural resources with development; —(3)

demonstrated demand for and pubhc beneﬁt from development and (4 ( ) aecessibilitybymajorroutes—and{5)
availability of public infrastructure—w ! jons— B3

accommodate-growth, facilities, and serwces

b. Outside of tewns—plantations-and-townshipsareas identified as the most appropriate for growth, identify other areas
that are appropriate asfor some less intensive development or as smaller development centers and encourage

compact patterns of development around these areas.

c.  Guide the location of different types of residential development according to potential impacts, infrastructure needs
and the potential for conversion to a more intensive type of residential use.

d. Allow remote camps at Iow densmes throughout the jurlsdlctlon

Discourage growth which results in scattered and sprawling development patterns.

Guide proposals for majer—new waste disposal and similar facilities to locations en—the—fringe—of-the—jurisdictionnear
organized communities that have good existing road access, low natural resource values, and are separate from

incompatible land-uses.

Location of development on a community or regional level:

65.

Undertake prospective zoning fordevelopment-particutarh-within certain areas of the jurisdiction where there is a need to
achieve balance between expected development pressures and high resource values_and to provide greater predictability.

In communities or areas without prospective development-zoning, encourage orderly growth within and proximate to
existing, compatibly developed areas — i.e. existing development of similar type, use, occupancy, scale and intensity to that
being proposed, or a community center with a range of uses for which the proposed development will provide
complementary services, goods, jobs and/or housing.

9—In areas which are not necessarily appropriate as new development centers, allow for (a) planned developments which

depend on a particular natural feature, subject to site plan review, and (b) other development, subject to concept plan
review.

10.—Permit subdivision for the purpose of development only in areas zoned for development.

DRAFT: DOES NOT REPRESENT AGENCY OR ADMINISTRATION POSITION
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B. Economic Development (See Chapter 4)

Goal:  Encourage economic_development that is connected to the local economy, utilizes services and infrastructure
efficiently, and is compatible with natural resources and surrounding uses, particularly natural resource-based uses.

Policies:
1. Encourage thesethe forest-and, recreation industries-and other resource-based industries and enterprises which further the

jurisdiction’s tradition of multiple use without diminishing its principal values.

2. 3—FEncourage economic development in those areas identified as the most appropriate for future growth.

the resources of the area.

3. Provide for expansion needs of intensive developments where such expansion will not have an undue adverse impact on

4. Allow new or emerging technologies, but limit the scale or application of these technologies where necessary to allow time

for the Commission to evaluate the technology and its impacts.

5. Continuously review permitting procedures to identify means to expedite the permitting process while accomplishing the

agency’s purposes.

C. Site Review (See Chapter 4)

Goal:  Assure that development fits harmoniously into the existing communities, neighborhoods, and the natural environment.

Policies:
1. Require that provision be made for fitting development harmoniously into the existing natural environment, including:

a. Requiring the use of buffers, building setbacks, height restrictions, design and materials standards, lighting standards,
and landscaping to minimize the impacts of land use activities upon one another and to maintain the scenic quality of
shorelines, hillsides, ridgelines, and roadways:,

b.  Requiring that developments provide for adequate parking and traffic circulation, and

¢. Limiting the number and size of signs in order to prevent undue erhazardeus-visual impacts_or hazardous conditions.

2. Prevent the degradation of natural and cultural values resulting from cumulative impacts of incremental development.

3. Encourage site designs which have a minimal impact on the principal values of the jurisdiction, including clustering or open
space preservation, and discourage unnecessarily large lot sizes.

4. Provide an educational program to guide land development in a manner consistent with the goals and policies of this Plan
and regulations promulgated pursuant to this Plan.

5. Provide incentives for lot owners to bring nonconforming uses and structures into compliance or closer to conformance with
the Commission’s regulations.

6. Limit expansions of nonconforming uses and structures.

D. Infrastructure (See Chapter 4)

Goal:  Ensure that infrastructure improvements are well planned and do not have an adverse impact on the jurisdiction’s
principal values.

Policies:
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1.

Consider the capacity of existing infrastructure and services to accommodate proposed development as well as the costs
associated with the provision of these services to proposed development.

2. Discourage the construction or establishment of major new public roads whieh-that would degrade the natural character of
remote areas.

3. 2—Require that new utility lines, pipelines, and their-associated facilities be (a) located or co-located within or adjacent to
existing utility or public road rights of way to the extent practicable; (b) constructed and landscaped so that they do not
degrade natural values; and (c) located so as not to inappropriately encroach upon or change the character of remote
areas, or produce an intensity of use that is inappropriate for a particular area.

4. 3—Monitor the installation of new road networks in order to anticipate and plan for future growth and public access and
use in appropriate areas.

5. 4—Require that highly visible facilities such as communication towers be dismantled and removed from the site when such
towersthey are unused for an extended period of time.

6. 5—Require that communication towers be made available for other users where feasible in order to limit the number of
such towers.

E. Development Rate, Density, and Type (See Chapter 4)

Goal:  Ensure that development is of a rate, density, and type conducive to maintaining the jurisdiction’s principal values.

Policies:

1. Monitor the rate and location of development throughout the jurisdiction to ensure it remains at a reasonable pace,

particularly outside areas identified as the most appropriate for growth.

2. Establish appropriate guidelines for development (such as density or similar standards) in areas where necessary to prevent
the adverse cumulative impacts of incremental development on the principal values of the jurisdiction.

3. Limit development to low-impact structures in areas where the principal values of the jurisdiction are threatened by more
intensive development.

4.  Limit conversion of low-intensity uses in remote eampsareas to more intensive uses where such conversion would have an
undue adverse impact on the principal values of the jurisdiction.

5. Encourage development that is energy efficient and that incorporates best practical technologies to conserve energy.

6. Limit residential-development types and densities on the basis of soil suitability and other site limitations.

F. Affordable Housing (See Chapter 4)

Goal: _ Facilitate the provision of affordable housing opportunities in appropriate locations to households with a full range of

incomes.
Policies:
1. Ensure that dimensional requirements and land use standards for residential structures and subdivisions do not contain any

unnecessary barriers to the creation of affordable residential lots and construction of affordable dwelling units.

2. Require that permitted affordable housing is overseen by experienced local or regional housing groups or agencies that can
assure it is maintained as affordable housing over the long-term.

3. Ensure that permitted housing affordable to households with varied incomes is interspersed within residential projects and
development subdistricts, as appropriate.

4. Work with local and regional housing groups, plantation and town officials, and regional planning agencies to identify the

need and appropriate locations for affordable housing.
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G. Land Conservation (See Chapter 4)

Goal: _Encourage conservation of select areas of the jurisdiction that are particularly representative of its cultural and natural
values mcluqu working forests hlqh value natural resources, and recreational resourcesthe—;&nsdmﬂen—s—pnne%

Policies:

1. Encourage conservation efforts that protect one or more of the following: working forest or farmland;_landscape features of
statewide, regional, or local significance; public access to lakes, rivers, or ocean; high value recreational resources; high
value natural resources; and undeveloped, multiple use lands in high growth areas.

a. __In areas distant from population centers and infrastructure, encourage conservation of large, landscape level areas of
the jurisdiction, particularly those that allow continued use of the forest for wood products and recreation. Work
cooperatively with landowners_and conservation organizations to encourage the designation of large tracts of land with
these values for limited or no development.

b. In areas proximate to population centers and infrastructure, encourage targeted conservation that protects high value
natural and recreational resources, open space, and rural character.

11. NATURAL AND CULTURAL RESOURCES

A. Agricultural Resources(isseeeiseussiene.—zsa (See Section 5.1)

Goal: Conserve and protect workmq farms, encouraqe the development of new farming enterprises, and conserve
agricultural soil resources.

Policies:
1. Encourage agriculture in appropriate areas.

2. Discourage land use which-that can be destructive of prime, highly productive and other significant farmlands,—and
3. Encourage the use of Maine's best management practices for agriculture.

4. Regulate agricultural practices which-that can cause accelerated erosion, sedimentation or pollution in order to protect soil
and water resources.

5.  3—Encourage the economic viability of agriculture by allowing diversification of farming enterprises where the new uses
do not detract from the principal values of the jurisdiction.

6. Discourage activities whichthat are incompatible with existing agricultural enterprises.

B. Air and Climate Resources-fissue-discussion-p-—26) (See Section 5.2)

Goal:  Protect and enhance the quality of air and climate resources throughout the jurisdiction.

Policies:

1. Require compliance with all state and federal air quality standards; require compliance with more stringent standards where
necessary to preserve the air quality or unique values of identified sensitive areas, or to improve the air quality of identified
nonattainment areas.

2. Encourage state, federal and international initiatives directed at reducing emissions of air pollutants.
3. Encourage and monitor research on the effects of air pollutants on forest health and productivity.

4. As part of a coordinated state effort, evaluate how the Commission’s development policies and standards impact climate
change and make appropriate revisions.

5. Maintain efforts to quide the location of development as one of the highest priorities.
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6. Support and comply with the State’s initiatives on global climate change and emission reductions.

7. Support programs and incentives that recognize the carbon sequestration value of working forest lands.

8. Encourage technologies or practices that support efforts related to the State’s global climate change action plan.

C. Coastal Resources-fissue-discussion-p-—29) (See Section 5.3)
Goal:  Protect and conserve the special scenic;—recreational-ecologicak-historic-and-other-natural and cultural resources of

coastal islands; and premetemainland townships, and help sustain the traditional resource-based economies of these
areas.

Policies:
1. Encourage and support marine-dependent activities that are compatible with traditional resource-based economies, island
ecosystems and other island values.

Facilitate the provision of affordable housing opportunities for year-round coastal and island residents.

|.°~’!\’

Encourage the maintenance of traditional public access points to the shore.

3—Discourage the construction of dwellings or improvements on undeveloped islands with high natural or scenic values.

4—Forconstruction-that-does-takeplace—on-islands—encourage-Encourage buildings of a scale, design and location

appropriate to protecting the natural and scenic values_of islands and coastal landscapes.

S

o

5—Emphasize the concepts of environmental and community carrying capacity in island land use planning and review of
proposed projects.

7. 6—Except for commercial uses compatible with traditional resource-based economies, discourage the construction of
permanent docks and piers, and promote the use of common temporary docking areas.

8. #—Ensure that LURC's rezoning and development review standards are appropriate to islands given their special
characteristics and constraints.

9. 8&—Address the cumulative impacts of incremental island development, using strategies such as Resource Plan zoning or
encouraging development proposals that provide for permanent conservation of island lands.

10. 9—Encourage the use of voluntary land conservation measures such as conservation easements and cooperative
management agreements to protect the special resources of islands.

11. Monitor the impacts of global climate change on these uniquely sensitive coastal resources and respond appropriately.

D. Cultural, Archaeological and Historical Resources-fissue-diseussion-p-—37 (See Section 5.4)
Goal:  Protect and enhance archaeological and historical resources of cultural significance.
PeheyPollmes
Identify and protect unique, rare, and representative cultural resources to preserve their educational, scientific, and social
values.

2. Collaborate with other agencies, groups and landowners in efforts aimed at the protection of cultural resources.

3. Increase the consistency with which the Commission requires the completion of archaeological surveys for large
development proposals.

E. Energy Resources-{issue-discussion-p-40) (See Section 5.5)

Goal:  Provide for the environmentally sound and socially beneficial utilization of indigenous energy resources where there
are not overriding;-eentlicting public values whichthat require protection.

Policies:
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N

Support indigenous, renewable energy resources as part of state and national efforts to promote energy independence,
diversity, and long-term sustainability.

Recognize the importance of providing energy to Maine citizens at the lowest possible cost.

Consider the long-term societal and environmental impacts of energy generation, including greenhouse gas emissions.

Minimize unnecessary adverse environmental and public health effects of energy production, distribution, and use.

@ o |~ |w

Recognize that new renewable energy projects displace electrical energy provided by fossil fuel and thus carry the following
benefits: reduction of the state’s dependence on imported fuels; improvement of environmental quality; enhancement of
state and regional security; and progress toward meeting the State's renewable energy and greenhouse gas reduction

objectives.

7. Accommodate energy generation installations which are consistent with state energy policies, suitable in the proposed
location, and minimize intrusion on natural and cultural resources and values.

£8. Prohibit energy developments and related land uses in areas identified as environmentally sensitive where-when there are
overriding-¢enflicting environmental and other public values requiring protection.

9. Z—Allow new-er-emerging energy technologies which-dewhen they will not have an undue adverse impact on existing
uses and natural resources.

10. Limit the scale of rew-erproposals involving emerging energy-technologies where-feasibleas appropriate, particularly if there
is risk of significant adverse impacts to outstanding natural resources and values, to allow time for the Commission to
evaluate the technology and its-impacts inprior to its application on a large scale-applications.

11. Require that a decommissioning plan accompany all wind energy development proposals.

12. Prohibit hydropower development on river stretches identified in Maine law as having unparalleled natural and recreational

overriding-recreational-ornaturak-values.

13. Prohibit use of energy generation facilities and associated utilities, including interconnection and transmission lines, as a
basis for justifying new development that cannot otherwise demonstrate appropriateness in terms of location.

F. Forest Resources-{issues-discussion-p—46) (See Section 5.6)
Goal:  Conserve, protect and enhance the forest reseurces-which-are-essentia-to-the-economy-of-the-stateresource in a way

that preserves its important values, including timber and fiber production, ecological diversity, and recreational
opportunities as well as to-thejurisdictionthe relatively undeveloped remote landscape that it creates.

Policies:
1. b
2. Support uses that are compatible with continued timber and wood fiber production, as well as primitive-outdoor recreation,

biodiversity, and remoteness; and suppert-uses-discourage development that are-compatiblewill interfere unreasonably with
these uses and values.

vith-Encourage active forest management.

3. 2—Protect areas identified as environmentally sensitive by regulating forestry activities, timber harvesting, and
construction of land management roads.

| 4. 3—Review and make appropriate refinements, from time to time, in forest practice standards for protection districts in
order to make such standards effective in minimizing environmental degradation. Standards shall be responsive to the
needs of private land management and to the public need for adequate timber resources to support the economic base of
the state.
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5. 4—Support efforts by landowners to manage vehicular access to private roads when necessary to reduce land use
conflicts and protect high value natural resources.

6. 5—Allow harvesting of dead and dying trees resulting from insect or disease outbreaks or other causes, consistent with
the Commission’s responsibilities for protection of significant natural resource values and uses.

7. 6—Discourage-land-uses-that-are-net-Encourage the protection of highly productive forestlands by allowing only those

uses essential to forest management or timber production on hrghb#pmduetweie;estthese lands.

8. 8—Encourage scientific research and management of forest resources in relation to other important resources;-neluding

9. 9—Encourage the use of Maine’s best management practices for forestry.

G. Geologic;-Mineral-and-Mountain Resources-{issues-discussion-p-56) (See Section 5.7)

Geologic Resources
Goal:  Conserve soil and geological resources by controlling erosion and by protecting areas of significance.

Policies:
1. Regulate land uses to protect areas identified as important natural geological formations.

2. Regulate land uses in areas with identified topographical or geological hazards, including areas with fragile soils, steep
slopes, high elevations, or seismic faults.

3. Administer standards for structural development and other land uses based on soil suitability and site characteristics.

4.  Administer performance standards for timber harvesting, road construction, gravel extraction, stream crossings, agricultural
practices and other land use activities in order to control potential causes of accelerated soil erosion.

5. Regulate the disposal of sewage, solid waste, manure, and septic sludge and prohibit their disposal in flood prone areas, on
unsuitable soils, or in other inappropriate areas.

Mineral Resources
Goal:  Allow environmentally responsible exploration and mining of metallic and non-metallic mineral resources where there
are not overriding, conflicting public values which require protection.

Policies:
6. Permit exploration for mineral resources provided no more than minimal disturbance is caused to natural and cultural
resources.

7. Provide for small sand-and, gravel and shale extraction operations used primarily for the construction and maintenance of
roads in most areas without rezoning, but subject to compliance with performance standards designed to avoid undue
environmental harm.

8. Permit larger sand-ané-, gravel and shale extraction operations in areas zoned for industrial development where a benefit to
the people of Maine has been demonstrated and the operations are sited and developed in a fashion which minimizes
adverse effects on other land uses and natural resources.

9.  Permit major metallic mining developments only in areas zoned for planned development, and provide a rezoning procedure
for this purpose which broadly considers impacts and benefits, competing uses and public values.

10. Regulate mining operations to minimize water, air, land, noise and visual pollution, to ensure public safety and health, and
to avoid undue adverse impacts on fisheries, wildlife, botanical, natural, historic, archaeological, recreational, and
socioeconomic values.

11. Require effective monitoring and reclamation of mining sites to protect public health and safety and to promote beneficial
reuse where feasible.
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12. Prohibit excavation of sand-and, gravel or shale resources below the water table except where it is demonstrated there will
be no undue adverse impact to ground water resources.

Mountain Resources
Goal:  Conserve and protect the values of high mountain areas from undue adverse impacts.

Policies:

13. Regulate high mountain areas to preserve the natural equilibrium of vegetation, geology, slope, soil, and climate, to reduce
danger to public health and safety posed by unstable mountain areas, to protect water quality, and to preserve scenic
values, vegetative communities, unique wildlife communities and low-impact recreational opportunities.

14. dentify-and-protect-Protect high mountain resources with particularly high natural resource values or sensitivity which are
not appropriate for most development.

H.  Plant and Animal Habitat Wildlife-and-Fisheries-Resources {issues-discussionp-96) (See Section 5.8)

Goal:  Conserve and protect the aesthetic, ecological, recreational, scientific, cultural; and economic values of wildlife, plant
and fisheries resources.

Policies:

1. Coordinate with and support agencies in the identification and protection of a variety of high value wildlife habitats, including
but not limited to: habitat for rare, threatened, or endangered species; rare or exemplary natural community and ecosystem
types; native salmonid fish species; riparian areas; deer wintering areas; seabird nesting islands; waterfowl and wading bird
habitat; shorebird nesting, feeding, and staging areas; and significant vernal pools.

2. Regulate land use activities to protect sensitive habitats, including but not limited to habitat for fish spawning, nursery,

feeding, and other life requirements for fish species.

3. 5—Retain connectivity of habitats and minimize road mortality of wildlife by promoting road building practices that facilitate
wildlife movement and by continuing to direct development to appropriate areas.

4. Encourage retirement of land management roads in areas that provide valuable habitat restoration opportunities.

5. Protect wildlife habitat in a fashion whieh-that is balanced and reasonably considers the management needs and economic
constraints of landowners.

6. Support landscape scale planning and habitat management.

7. Consider mechanisms to_encourage sustainable land use patterns that contribute to maintenance of large tracts of
undeveloped land, particularly those areas having statewide ecological significance that are important to healthy plant and

animal populations.

8. Encourage cooperative agreements between landowners and public agencies which further-the-Commission's-pelicies-and
goals-enhance protection of high value habitat and, when appropriate, modify the Commission’s zoning to facilitate the

execution or strengthen the goals of such agreements.

9. Regulate land use activities to protect habitats, including deer wintering areas and coastal bird nesting sites, ecosystems,
food sources and other life requisites for wildlife species to maintain biodiversity in the jurisdiction.

l. Recreational Resources-issues-discussion-p-68) (See Section 5.9)

Goal:  Conserve the natural resources that are fundamental to maintaining the recreational environment that enhances
diverse, abundant recreational opportunities.
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Policies:

Protect the values of the jurisdiction that draw residents and visitors to a unique array of recreational experiences, paying
particular attention to high value natural resources and remoteness, where they exist.

Encourage diverse, non-intensive, and nonexclusive use of recreational resources and protect primitive recreational
activities in certain locations.

Accommodate a range of recreational uses and facilities in appropriate locations, based on the level of use, size and scale,

and compatibility with existing recreational and non-recreational uses. Specifically:

a. Direct intensive recreational uses and facilities to areas most appropriate for growth, and near existing services and
infrastructure.

b. Accommodate less intensive, nonexclusive recreational uses and facilities in other appropriate locations where such
uses and facilities will not adversely affect existing uses and resources.

¢. In more remote locations, give preference to low-impact, small-scale facilities that are most compatible with primitive
recreational uses.

Consider traditional sporting camps as recreational and cultural resources, worthy of protection from incompatible
development and land uses, and give special consideration to sporting camps in the Commission’s development standards;

particularly-the-replacement-of-noncenforming-struetures and in its review of rezoning petitions and development proposals

within the immediate vicinity of a sporting camp.

Discourage the conversion or expansion of sporting camps located in more remote locations to facilities or uses that would

unreasonably impact the jurisdiction’s natural resources or remote values.

Support cooperative efforts that ensure continued public access across, and recreational use of, private lands.

Support efforts that ensure continued public access to public waters.

Promote respect for and responsible use of private lands.

Scenic Resources-

(See Section 5.10)

Protect the high value scenic eharacterand-natural-valuesresources of the jurisdiction by fitting proposed land use

activities harmoniously into the natural environment-and-by-—inimizing-adverse-aesthetic-effects—on-existing-ses;
seenie-beatty-and-natural-and-eultural-resaurees.
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Policies:
1. Encourage concentrated patterns of growth to minimize impacts on natural values and scenic character.

2. Regulate land uses generally in order to protect natural aesthetic values and prevent incompatibility of land uses.

3. 4—Regu+at&fe¥estFyLCont|nue to requlate tlmber harvestmq acuvmes in |mportant recreanonal and scenic areas to protect
aesthetic qualities.

4. Establish, and refine as needed, scenic evaluation methodologies to aide in reviewing development proposals.

5. Identify and protect areas that possess scenic features and values of state or national significance.

JK. Water Resources—{issues-discussion-p-—84) (See Section 5.11)

Goal:  Preserve, protect and enhance the quality and quantity of surface and ground waters.

Policies:

1. Regulate uses of land and water;-ineluding-submerged-lands,-shorelands—and-wetlands; in order to prevent degradation of
the jurisdiction’s excellent water quality and undue harm to raturathabitatsaguatic habitat.

2. Protect the recreational and aesthetic values associated with water resources.

3. Inflood prone areas, prohibitallow new structures that-would-be-harmed-under-fload-conditions-only as an exception when
development standards for floodplain development are met in order to minimize the human, environmental and financial
costs of floods.

4. Conserve and protect lakes, ponds-and, rivers, streams and their shorelands, which provide significant public recreational
opportunities.

5. Permit a reasonable range of development and land uses on lakeshores in order to accommodate a range of recreational
opportunities important to Maine people.

6. Require that-appropriate setbacks and other development standards be-met-to protect water quality, water quantity, and the
recreational and aesthetic values of lakes and rivers.

7. Encourage cooperative uses of public and private docks, water access points and boat launching sites.

8.  Control land uses on identified aquifers and their recharge areas;-and-along-water-bodies-having-the-potential-for-water
pollution-problems; in order to aveidprevent adverse effects on water quality or quantity.

9. Guide lake development based on identified land use characteristics and natural resource values, conserving important
values and directing development toward those lakes or lake areas most capable of absorbing new development.

10. Protect ground water quality throughout the jurisdiction through proper controls on potentially polluting activities.

11. In areas with federally designated sole source aquifers_that are the only available potable water supplies, provide a high
level of protection from potential groundwater threats.

12. Conserve the guality and quantity of public and certain private water supplies by managing land use in source protection
areas.

13. Assess and requlate water withdrawals by major users, and other users on a case-by-case basis, from ground and surface
water sources to minimize adverse impacts on natural resources and existing uses to assure adequate water resources are
available.

14. Protect lake water quality from long-term and cumulative increases in phosphorus associated with development in lake
watersheds.

15. Support efforts to limit the spread of invasive aquatic plants and adopt prevention measures as appropriate.
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L. Wetland Resources—{issuesdiseussionp-90) (See Section 5.12)

Goal:  Conserve and protect the aesthetic—ecological,—+ecreational—scientific—eultural_functions and social and economic
values of wetland resources.

Policies:

recognizing that such losses may not be av0|ded in every instance.

3. Ensure that development avoids alteration of wetland areas; or if avoidance is not feasible, ensure that development
minimizes alteration. If loss of wetland functions is unavoidable, require actions to restore, reduce, or gradually eliminate
lost or degraded wetland functions. If necessary, require compensation for lost or degraded wetland functions through
protection of wetlands of equal or greater value.

4. Work cooperatively with state and federal agencies to provide a wetland protection program that is effective and consistent
with other programs.

5. Provide periodic training to enable staff to effectively advise applicants and efficiently administer the wetland program.

1. EPDUCATHONANDENEORCEMENTCOMPLIANCE (See Chapter 6)

Goal:  Administer an effective education and enforcement program in regard to the laws, regulations and standards of the
Commission in order to ensure landowner and public awareness and compliance.

Policies:
1. Carry out a balanced but vigorous enforcement effort to identify, investigate, and pursue significant violations of the laws
and legal requirements administered by the Commission.

2. Train and utilize the field staffs of other state agencies in order to disseminate information to the public and to report
compliance problems to the Commission.

3. As a general principle, hold landowners and land managers primarily responsible for land use activities resulting in
violations taking place on their land. This principle is subject to appropriate exceptions where the violation occurs entirely
by reason of actions by a third party (as in the case of a trespass), where the landowner has no involvement with the
activities, and receives no benefit from nor has any contractual or other relationship with the third party.

4. Conduct educational programs for citizens, landowners, land managers, contractors, woods workers, lawyers, realtors, and
others concerning environmentally sound land use practices and the laws and legal requirements administered by the
Commission.

5. Improve adherence to the Commission’s regulations through the use of expanded compliance monitoring tools such as
Certificates of Compliance for all new dwellings and other appropriate activities and/or locations.

IV. COOPERATIVE INITIATIVES (See Chapter 6)

Goal:  Encourage landowner initiatives and cooperative efforts which further the Commission's objectives of protecting natural
resources and guiding growth through nonregulatory or voluntary actions.

Policies:
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1. Recognize the value of cooperative approaches to the protection of important resources and values, and provide
opportunities for such approaches.

2. Provide creative alternatives to traditional regulatory approaches, such as resource and concept plans—and-encourage
3. Promote cooperative efforts to substantially limit development on large tracts of land to ensure that these lands will remain

available to sustain the state's rural, ferestnatural resource-based economies-that-depend—upon—ferestproducts—and
reereation.
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Chapter 12

The '
Commission

2.1 Introduction

The Maine Land Use Regulation Commission (LURC or the Commission) was created by the Maine Legislature in 1971 to serve as
the planning and zoning authority for the state's plantations and unorganized areas®. The Commission was established primarily in
response to a recreational building and land development boom in these areas during the late 1966's—H#s-1960s. As directed by
statute, its purpose inthese-areas-is to extend the principles of planning and zoning; te-preserve public health, safety, and welfare; te
encourage the well-planned, multiple use of natural resources; te-promote orderly development; and te-protect natural and ecological
values. The Commission has lard-use-regulatory jurisdiction over land use in these areas because-they-have-; either there is no form
of local government to administer land use controls; or, ifthey-have-local government;they-eheose chooses not to administer land use
controls at the local level. The jurisdiction is a diverse area which includes severainumerous coastal islands and stretches from the
downeastDowneast across to the western mountains and up to the Canadian border (see Map 1). This area encompasses more than
10.4 million acres, over one-half of the state and one-fourth of New England.

While the more undeveloped portion of the jurisdiction is often referred to as wilderness by recreationists er-and those promoting
recreation in the jurisdiction, this area is not wilderness by strict definition. To visitors, much of this area may seem like wilderness
compared to mest-of-therestmuch of the Northeast. For those living or working in or near the mainland portion of the jurisdiction,
however, logging roads and active timber harvesting clearly identify the region as a managed-ferestworking landscape important to
the state’s forestry industry and segments-ef-the-recreation industry-in-the-state. Historically, much of this-areathe jurisdiction has
been referred to as the "wildlands" or the "North Woods" of Maine.

In 1971, and still today, the responsibility of guiding land use in these areas represents a unique challenge. The jurisdiction
encompasses the largest, contiguous undeveloped area in the Northeast. The most striking features of the area are the forest —
diverse in appearance because it is so actively managed for timber — and the general absence of development. The natural world
dominates the region, and the landscape is made intriguing by high mountains, pristine lakes and streams, wetlands, and abundant
wildlife. Settled areas, and many of the conveniences of modern life, are generally a long distance away. While the area has an
extensive private land management road network, it has few public roads and is sparsely populated. Most development is
concentrated along the fringeedge of the jurisdiction, adjacent to more populous areas where services are more accessible.

The North Woods have always possessed a powerful mystique. Residents and visitors alike place a premium on the natural values
they find there. Even those who never visit the area value its uniqueness and consider it an important part of the state's identity.

ion- While the first LURC law was passed in 1969, that law was so significantly rewritten two years later, 1971 is now considered to be the

effective date of the current statute. The Commission's jurisdiction also includes several towns which have organized and chosen not to assume local land use
controls and, thus, remain within the Commission's jurisdiction.
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2.2 Structure and Function of the Commission
2.2.A The Commission and Staff

The Commission is a seven-member, independent board. Its members are appointed by the Governor and confirmed by the
Legislature. While administratively, LURC is a bureau within the Department of Conservation, under the law the Commission has
independent policy- and decision-making authority. The Commission has ultimate responsibility for rules, adjudications, policies and
other agency decisions. These responsibilities include considering and adopting new rules and amendments to the comprehensive
plan, acting on zoning petitions and important permit applications, acting as an appellate board to hear appeals of staff decisions on
more routine permit applications, ratifying the administrative resolution of enforcement actions, and setting ether—agency
pelicies-policy. The Commission meets monthly to consider pending business pending-before-it-and holds public hearings as needed.
Commission members hold staggered, four-year terms. Each of feurthe members of the Commission must be-knewledgeableeither
(1) reside in ene-ofthefollowingfields:—forestryfish-and-wildlife - the Commission’s jurisdiction; (2) be a former resident or be retired
after working within the Commission’s jurisdiction for a minimum of 5 years; or (3) have expertise in commerce and industry, fisheries
and wildlife, forestry or conservation_issues as they affect the Commission’s jurisdiction. At least twe-three Commission members
must be residents of the Cemrmissien'sjurisdiction.

A small staff carries out administrative, operational, and other functions of the Commission. As the primary instrument of the
Commission, the staff carries out its responsibilities guided by the Commission's policies. The staff operates under the supervision
and oversight of a Director, who is appointed by the Commissioner of the Department of Conservation with the approval of the EURC
Commission members. The Director acts on routine permit applications delegated to staff by the Commission; and is responsible for

making staff recommendations to the Commission on matters that come before it. While-the-The Director reports and is responsible to
the Commission in executing the Commission's policy decisions;-the-. The Director also reports and is responsible to the
Commissioner of the Department of Conservation in connection with administrative matters affecting the agency. On these-matters
where these responsibilities may-overlap, the Director provides a bridge of communication between the Commission and the
Commissioner of the Department, and keeps the Commissioner informed eencerringof the Commission's work.

The staff of the agency is organized into twethree operat|onal d|V|S|ons PlanmngLandAdmlmstranon Iann|ng, and Perm|tt|ng and
Comphance Plann{ngtandAdmlmstranon i ana

, men A A-an prowdes pnmary admlnlstratlve
support to the Comm|SS|on and the staff including scheduhng Comm|53|on meetmgs and hearings._Planning is staffed by the Division
Manager, several planners, and a GIS coordinator. This division coordinates the development of land use policy for the jurisdiction.
Its responsibilities include advising the Commission on zoning approaches;; tracking natural resource and other information;;
researching and analyzing land use and other issues;; developing policies;; revising and updating the Comprehensive Land Use Plan,
zoning maps, areHland use standards, and other rules;; and assisting in the review of major projects. The division also directs LURC's
educational efforts, including public outreach workshops and publications (in conjunction with the permitting and compliance division),
updates operational procedures, coordinates legislative activities, and frequently represents the Commission on interagency matters.

Much of the planning staff's work involves identifying and researching emerging issues and developing appropriate responses.
Examples of this work include: the innovative lake management program adopted in 1990;-the; deeryard study and associated
program changes adepted-in 1991;-and-comprehensive-mining-regulations-adepted-in-1992.; the prospective zoning plan for the
Rangeley area in 2001; and a guidance document clarifying the rezoning criterion of “demonstrated need” in 2004. The planners also
oversee the preparation of resource plans which enable specialized management of unique features or resources and provide greater
flexibility to landowners.

The Permitting and Compliance Division is staffed by the Division Manager;-project-analysts;-and-compliance-officers—A and regional
representatives. The division’s primary function efthe-division-is-to-processis the processing and review of applications for the-varieus

types-ofdevelopment and rezoning activities that require a permit in EJRGthe jurisdiction. The staff also provides on-site assistance,
conducts inspections, and enforces LURC regulations through a program of compliance checks of approved projects and regular
monitoring of activity ir-the-juriseiction-for potential violations. The Division staff processes over 1,000 applications each year,
including applications for building permits, building permit amendments, development permits (commercial and industrial
development), subdivision permits, rezoning petitions, forestry permits, variance requests, and other specialized permits (e.g.
hydropower, utility line, stream alteration). The staff is delegated the authority to approve or disapprove routine permit applications,
but all rezoning changes and variance requests must be acted on by the Commission based on information provided by the staff.
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The Commission has strengthened-its-commitmentto-facilitate-tsfacilitated permitting and compliance activities and improved service
to applicants by establishing a staff presence in regional officeste-betterserve-applicants. It now has a total of sixfive regional offices

Iocated in Ashland Greenwlle Jenesbe—r& angor, East M||||nocket and Rangeley—and—Meseew—Eaeh—e#ﬁee—is—sta#ed—by—a

» a r-. Each office is staffed by one or more field
representanves Who carry out both permlttmq and comphance tasks for the|r respectwe regions. The Permitting and Compliance
Division also carries out educational activities, including training contractors, loggers, realtors, and others in appropriate land use
practices.

2.2.B Commission Responsibilities and Regulatory Framework

The Land Use Regulation Law, the Commission's enabling statute, directs the Commission to plan, zone, implement land use
standards, review permits, and carry out associated responsibilities_to include implementing certain federal as well as other state
environmental requlations. In practice, the Commission is similar to a local planning board except that the area of its responsibility is
vast in comparison to municipalities. In essence, it plans regionally and implements locally.

In accordance with its enabling statute, the Commission has established zoning districts, many of which are resource-based, to protect
important resources and prevent conflicts between incompatible uses. These zoning districts identify what types of activities are
appropriate and allowed in each zone.

Zones are grouped into three general categories: Management zones, Protection zones, and Development zones. Management
| zones are applied to areas which-that are appropriate for commercial forest product or agricultural uses and for which future
development is not anticipated. Protection zones are applied to areas where land use activities may jeopardize significant natural,
| recreational, or historical resources. Development zones are applied to areas having-that have patterns of intensive residential,
recreational, commercial, or industrial use, including commercial removal of minerals or other natural resources, and areas identified
as appropriate for designation as development districts. The Commission has established fiveten Development Subdistricts, three

Management Subdistricts, and 4314 Protection Subdistricts;listed-and-described-in-the-followingtable (Table 1).

Table 1 — Land Use Subdistricts

General description of the Commission’s Protection, Development and Management subdistricts.2

| 2 While the highlighted subdistricts have only been applied to areas that have undergone a prospective planning process, the Commission may consider applying
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Management Zones

Covers residuat-areas of the jurisdiction not otherwise zoned, where forest and agricultural

M-GN General Management Zone activities are allowed and encouraged without significant restriction.

M-HP Highly Productive Management Zone Identifies highly productive agricultural or forest lands.
M-NC Natural Character Management Zone Maintains large areas for forestry and primitive recreation with minimal development.

Protection Zones

P-AL Accessible Lake Protection Zone Protects accessible, undeveloped, high value lakes.
P-AR Aquifer Protection Zone Covers important groundwater resources.
P-FP Flood Prone Protection Zone Covers areas within the 100 year frequency flood.

Covers important deer winter shelter areas, coastal seabird nesting sites and can be applied to

P-FW Fish and Wildife Protection Zone other significant plant and animal habitat.
P-GP Great Pond Protection Zone Applies to a 250 foot wide strip around most lakes and ponds greater than 10 acres in size.

Applies to select lakes valued for their semi-remote character and determined to be suitable for
limited development.

P-MA Mountain Area Protection Zone Covers al-mountainous areas above 2,700 feet elevation.

P-GP2 Semi-Remote Lake Protection Zone

Permits landowners to develop their-ewna resource management plan for an area and, if

P-RP Resource Plan Protection Zone approved by the Commission, allows land use activities in accordance with such plan.

Covers areas along existing hiking trails, ard-significant canoeing rivers, as-wel-as-around

P-RR Recreation Protection Zone unspoiled, remote fishing ponds, and other areas of recreational significance.

P-RT Special River Transition Protection Zone Ap_plles to developed shorelines on outstanding river segments in areas of the jurisdiction
adjacent to organized towns.

P-SG Soils and Geology Protection Zone Covers areas of steep slopes and unstable soils.

P-SL Shoreland Protection Zone Protects shorelands of rivers, anrd-streams, ocean, and small ponds.

Applies to unusually significant scenic, historic, scientific, recreational and natural areas not

P-UA Unusual Area Protection Zone adequately protected by other zoning.

P-wL Wetland Protection Zone Encompasses all submerged lands and other areas meeting wetland criteria.

Development Zones

D-Cl Commercial and Industrial Development Govers-Applies to areas around existing patterns of major commercial or industrial development
Zone that are incompatible with residential uses.

D-ES Extended Settlement Development Zone App!les to areas arpund §W|d§ range of commerma}, light manufacturing, and public uses that
— are incompatible with residential uses and community centers.

Covers areas around existing patterns of mixed, residential and small scale, commercial
D-GN General Development Zone

development.
D-GN2  Community Center Development Zone Applies to areas characterized by a mix of compatible residential, commercial, and civic uses.
D-GN3  Rural Settlement Development Zone Applies to small isolated residential settlements.
D-MT Maritime Development Zone Provides for working waterfronts in coastal communities.
D-PD Planned Development Zone Provides for special planned developments.
D-RS Residential Development Zone Covers areas around existing patterns of residential development.

Covers areas that integrate home-based occupations, residential dwellings, and public uses that
occur in a rural residential area.

D-RS2 Community Residential Development Zone

Covers areas dedicated principally to seasonal and year-round residences and applies a
restricted range of uses.

D-RS3 Residential Recreation Development Zone

Interim zoning was first established for areas in EJRGthe jurisdiction during the 1976's:1970s. Permanent zoning maps were finalized
and adopted between the late 2970's1970s and early 1980's:1980s. Today, the Commission administers a land use zoning program
for 450420 townships, 32 plantations, ane-7 organized towns, and 306more than 300 coastal islands. Approximately $8%21% (2.17

| them to other areas as well.
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million acres) of the jurisdiction lies in Protection Subdistricts, 2%less than 1% (41,000 acres) in Development Subdistricts, and
80%79% (10.42 million acres) in Management Subdistricts.

The Commission has established standards to ensure that land uses and development will not have an undue adverse effect on
resources and existing uses. These standards, first adopted in 1977, address considerations such as mirimum-etsize-building
setbacksfrom-waterdimensional and sethack requirements for structures, subdivision and development standards, timber harvesting
practices near waterbodies, and clearing of vegetation in the shoreland zone. LURC's zeneszoning requirements and land use
standards are contained in Chapter 10 of the Commission's regulations, Land Use Districts and Standards.

TFhe-zonesZones and land use standards are administered principally through permit review and notification procedures. Permit
review is the process of reviewing a proposed activity to ensure that it meets the Commission’s zoning and land use standards. The
LURC statute stipulates that all development activities require a permit unless expressly exempted by statute or LURC regulations.
The Commission reviews over 1,000-200 permit applications every year, including permits to build individual camps, create
subdivisions, and construct large, commercial developments. Notification procedures apply to certain land management activities,
such as timber harvesting-which-. These activities may be conducted without a permit provided written notice is givenprovided to the
Commission and certain performance standards are followed. The Commission receives approximately 4:200-800 natifications each
year.

TFhezonesZones and land use standards are the primary mechanism for implementing the Commission's bread-goals and policies.
These goals and policies, and much of the information on which they are based, are contained in thethis Comprehensive Land Use
Plan, the Commission's primary policy document.

Zoning, land use standards, and the permit review process are the primary tools provided to the Commission by the
legislatureLegislature for carrying out its statutory mandate. These tools are accepted as a reasonable and appropriate means of
protecting the public interest and guiding growth and development.

The Commission recognizes that these regulatory tools can affect land value, both positively and negatively. The Commission is
committed to exereiseexercising its authority fairly and responsibly-and-te-consider and considering the interests of the landowner
within the framework provided by its legal mandate. There may be disagreements about the reasonableness and fairness of specific
regulatory actions, but the Commission is eemmitteddedicated to considering all sides of these issues.

The Commission complements its regulatory program with efforts to educate the public about appropriate, well-planned uses of land.
Toward this end, the Commission conducts outreach workshops and develops and distributes publications about its programs.

2.2.C_Landowner Initiatives and Cooperative Efforts

Of necessity, in its early years the Commission focused on setting up appropriate regulatory programs in accordance with its statutory
mandate. Nevertheless, it has always recognized the value of cooperative approaches to the protection of important resources and
values; and has-previdedwill continue to seek out opportunities for such cooperation.

Over the years, numerous landowners have utilized the Resource Plan Protection Subdistrict (a landowner-initiated zone) as a more
flexible alternative to LURC's traditional zoning framework. During the 1980's, several major landowners cooperated with the
Commission on a small streams mapping project to improve the accuracy of LURC zoning maps. Hthe-early-19908's-aA number of
landowners have developed or considered landowner-initiated concept plans that address the long-range development and
conservation of a large block of land in a manner that accomplishes both Commission and landowner objectives._Likewise, several
resource plans have been developed by groups of landowners for the management of certain high-value rivers, including the St. John
River and the Penobscot River.

The Commission recognizes that many actions taken by landowners advance its objectives. Examples include the following:

n "

a The former Great Northern Paper, Inc. hasdesignated several “‘remote recreation areas™” where recreational vehicular access is
limited to maintain traditional uses and remote character. For example, a large area comprising about 50,000 acres and 30 lakes
and ponds in the Debsconeag Lakes region is managed as a remote recreation area.
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a Project SHARE, a voluntary association of landowners, businesses, government officials, educators, and conservation
organizations, takes actions which conserve or enhance Atlantic Salmon habitat and populations in the Downeast region of
Maine.

o Several major landowners have developed long-term management agreements with the Department of Inland Fisheries and
Wildlife, establishing protection for deer wintering areas that goes well beyond areas protected by the Commission's zoning.

u Several landowners have developed resource protection plans in conjunction with Commission review and approval to provide
for more efficient management of resources. Examples include the St John River Plan, The Penobscot River — East Branch
Plan, and the Penobscot River — Lower West Branch Plan.

a A large tract in the Rangeley area was protected from development but retained for timber production and other purposes by
selling the development rights under the federal Forest Legacy Program.

o Approximately 1.6 million acres of land have been placed under conservation easements via the sale of development rights by
several large landowners in the jurisdiction. An additional 300,000 acres has been purchased or donated for conservation

ownership.

Many other examples of cooperative, nonregulatory initiatives exist. The Commission will continue to strongly ercouragestandevwners
te-encourage landowner initiatives and cooperative efforts that take advantage of the flexibility and creativity available through
nonregulatory measures as well as optional regulatory tools sueh-as-concept-planswhich further the Commission’s objectives of
protecting natural resources and guiding growth.

2.2.D The Commission’s Constituency

The Commission differs from a local planning board in that its jurisdiction extends over multiple townships, plantations and towns. In
organized communities, planning boards are ultimately responsible to the town's legislative body — usually either-town meeting or
municipal councils. The Commission, on the other hand, is ultimately responsible to the people of Maine through theirlegislators and
the governor.

The powers and functions given to EJRCthe Commission under state statute are declared to be "in the public interest, ane-for the
public benefitand-, for the good order of the people of this state, and for the benefit of property owners and residents." The statute
charges the Commission with "encourage[ing] the appropriate use of these lands by residents of Maine and visitors, in pursuit of
outdoor recreationat activities..."

In light of this statutory language, the Commission has historically viewed its constituency broadly. In making land use decisions
affecting particular communities, the Commission strives to be sensitive to the concerns of local residents. But this is not its sole
constituency. Many property owners within the Commission'’s jurisdiction do not actualy-reside there. Residents of organized areas
may work in the jurisdiction; or have other economic ties to the region and its resources. The recreating public also has a strong
interest in the jurisdiction. In public forums concerning planning, zoning and permitting, the Commission strives to balance the
concerns of these various constituencies.

2.2.E The Commission’s EJRC's-Relationship to State Agencies and Other
Governmental Entities

The Maine-Land-Use Regutation-Commission is the primary agency responsible for land use planning and resource protection within
its jurisdiction, but several other state agencies administer statutes which-that deal, directly or indirectly, with land and resource use
throughout the state. A number of agencies have limited jurisdiction over specific resources or types of land use in EJRCthe
jurisdiction. In most cases, their responsibilities are distinctly different from EJRE's-the Commission's responsibilities.

Department of Environmental Protection:

The Department of Environmental Protection (DEP) administers a broad range of environmental protection and pollution control
regulations governing activities that affect natural resources. DEP's Bureau of Land and Water Quality administers the Site Location
of Development Law and the Natural Resources Protection Actwhich-underseme-circumstances-apply-to-activities-andands within

Although DEP is responsible for reviewing specified-specific large projects elsewhere in the state, in EJRE-the jurisdiction, DEP
authority under the Site Location Law is limited to metallic mineral mining; for which- DEP and LURC jointly administer specialized
rules._Under legislation enacted in 2001, DEP may review projects in the Commission’s jurisdiction under Title 38 of the Maine
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Statutes for activities which are determined to be permitted uses in affected zones and which extend into organized towns (e.q.
pipelines and transmission lines).

The Maine Waterway Development and Conservation Act authorizes a single permit for hydropower projects. LURC or DEP is the
permitting agency, including water quality certification, for proposed hydropower projects located wholly within the area of each
agency's jurisdiction —and DEP is the permitting agency is-determined-en-a-case-by-case-basis-where a proposed project overlaps
both jurisdictions. DEP issues water quality certifications for federal relicensing permits for existing dams in the state, including such
permits within the Commission's jurisdiction.

The Natural Resources Protection Act (NRPA) directs DEP to protect significant natural resources such as rivers, lakes, fragile
mountam areas, wetlands S|gn|f|cant W|Idl|fe habltat and coastal sand dunes Ihr&respe;mhfcyengmatbeextenéed%aﬂeem%e&

h , iy uhder-This Act applies statewide,
althouqh the Comm|SS|on has been given the authontv to adm|n|ster |t W|th|n its |ur|sd|ct|on Under direction from the Legislature, the
Commission must periodically review and revise its standards to make them consistent with NRPA so that activities in the
Commission's jurisdiction will be exempted-from-that-Aetrequlated similarly to those outside the jurisdiction.

TFhe-Department-of- Environmental-Protection-DEP is also responsible for setting water levels on dam-controlled lakes and ponds

within the Cemmissien's-jurisdiction, except those permitted under the Maine Waterway Development and Conservation Act.

Department of Health and Human Services:

The Department of Health and Human Services (DHHS) oversees the administration of a statewide plumbing code. LURC is not
involved in the administration of the plumbing code, most of which is done by locally designated plumbing inspectors, but LURC staff
usually check permit applications for consistency with plumbing code requirements. Fhe-BepartmentofHuman-ServicesDHHS is also
responsible for licensing all public water supply systems, defined as any system serving 25 or more people, and issues bulk water
transport licenses for certain major water users.

Maine Forest Service:

The Maine Forest Service administers the Forest Practices Act, which regulates certain aspects of timber harvesting practices. Under
this program, the Forest Service monitors forest management activity through reporting requirements and administers standards for
forest regeneration and clearcutting._The Maine Forest Service may also assume regulation of forest practices near water bodies
within the jurisdiction if a specified number of organized towns adopt statewide forestry standards approved by the Legislature in 2005
Further discussion of this legislation can be found in Section 5.6 Forest Resources of this Plan.

Department of Inland Fisheries and Wildlife:

The Department of Inland Fisheries and Wildlife (IF&W) administers the Maine Endangered Species Act, which affects activities in
certain locations in EJRCthe jurisdiction. IF&W has mapped "essential habitat" — areas essential to the conservation of an
endangered or threatened species. Any activity proposed in these areas that requires a permit or license from a state agency or
municipality also requires a determination by IF&W that the activity will not significantly alter or unreasonably harm the essential
habitat.

Except for activities affecting essential habitat, IF&W generally functions as an advisor to LURC, providing technical assistance to the
Commission but having no permitting authority itself. IF&W supplies LURC with information about the location of important wildlife-and
fisheriesterrestrial and aquatic habitat, including deer wintering areas, coastal nesting sites, and remote ponds, so that the
Commission can consider them for protective zoning. IF&W also reviews permit applications upon request, evaluating whether
proposed activities may adversely affect fisheries or wildlife; and submitting comments and recommendations to the Commission.

Other Agencies:
A number of agencies, including IF&W, serve as "review agencies" for permit applications. These agencies review permit applications

for impacts based on their area of expertise. For example, the Maine Historic Preservation Commission evaluates impacts on
historical and archaeological sites, DEP assesses the impact of targe-subdivisions on lake water quality, the Maine Natural Areas
Program evaluates impacts on rare botanical features, and the State Soil Scientist evaluates erosion control measures and soil
suitability. The comments and recommendations of these agencies are advisory. Ultimately, the Commission considers the
information in the context of its statutory and other review criteria and makes a decision as to the significance of natural and cultural
resources and the impact proposed activities will have on them.
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County and local governments also review permit applications for projects proposed within their jurisdictions. County Commissioners
and town and plantation officials generally evaluate proposals for potential impacts on regional or local facilities and services.

Federal involvement in land use regulation within the jurisdiction is limited mainly to the U.S. Army Corps of Engineers’ jurisdiction
over wetlands._In addition, the U.S. Environmental Protection Agency and the U.S. Fish and Wildlife Service serve as review agencies

for certain permit applications.

2.3 The Commission — Past, Present; and Future

Since its creation in 1971, the Commission has accomplished a great deal:

a  Over 500 zoning maps, covering 10.4 million acres, have been created for the 450459 townships, towns, and plantations within
EYURGthe jurisdiction. New zoning maps are-currently-being-have been developed from improved base maps. And, in 2005, the
Commission completed a 15 year effort to make its zoning available in digital format and accessible to the public through an
internet mapping site.

a The Comprehensive Land Use Plan, first adopted in the mid-1978's1970s, establishes policies to guide the Commission's work.

This 48972009 document represents the thirdfourth complete review and update of the plan and is designed to ensure that the
Commission's policies are appropriate in the context of changing conditions and priorities.

u The Land Use Districts and Standards, first adopted in 1977, contain the Commission’s zoning and land use standards. This
document has been revised penod|cally to |mprove the standards and to respond to the changing needs of the Junsd|ct|on —in

u Inthe late 1970's1970s, the Commission prepared six Land Use Handbooks aimed at educating the Maine public about land use
planning and design. These handbooks won the Meritorious Program Award from the American Planning Association.

u In the early 1986's1980s, the Commission developed guidelines for erosion control on forestry operations. These guidelines
subsequently became the model for the best management practices for forestry that were developed for the entire state in 1995.

a In 1987, the Commission and DEP adopted joint hydropower regulations to facilitate administration of the Maine Waterway
Development and Conservation Act.

a In 1988, LURC established regional offices, adding three more in the mid-1990's:1990s. There are now offices in Ashland,
Greenville, Jonesbere;Bangor, East Millinocket, and Rangeley—and—Mescow. These offices dramatically improve the
Commission's ability to provide on-site assistance-and, ensure compliance with its standards, and create new educational
opportunities.

u A comprehensive lakes management program was developed following years of inventory and study of 1,500 lakes in EURC-the
jurisdiction. In 1990, this program was implemented through adoption of a lake classification and management program designed
to guide development to swtable Iake Iocatlons and away from mappropnate Iocatlons I:egtslatten—was he Legislature
subsequently pa 3-19 dey 3
pendused this classification system tepthetestetthestateas a baS|s for |dent|fv|nq Iakes on wh|ch wa&tetaeeensnstentmththe

Commission's-classification-systempersonal watercraft (i.e. jet skis) were banned.

a A comprehensive review of the deer wintering area program was eermpletedundertaken, and changes to the program were
adopted in 1991. The fundamental structure and function of the program was unaltered, but the program was improved by
defining its scope and improving the basis for decision-making.

a In 1991, comprehensive metallic mineral mining rules were adopted jointly with DEP. They included technical rules pertaining to
exploration and mining activities and revisions to the Land Use Districts and Standards which allow the rezoning of areas
associated with mining activities.

u In 1992, A Guide to Creative Site Planning in the Unorganized Areas of Maine was prepared to provide pre-application guidance
on site/development design to those persens-who intend to subdivide and develop land in the Commission's jurisdiction.
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a  Anumber of speciatresource protection plans have been developed jointly with landowners to both meet the resource protection
objectives of the Commission and provide a-maximum-ameunt-of-land management flexibility for landowners. These include
resource plans for Dix Island (1977), Hewett Island (1978), Penobscot River (1981, renewed in part in 2001), St. John River (1982,
renewed 1992, and 2002), White Mountain National Forest (1982, renewed 1992), and Metinic Island (1992,1994).

a In 1993, the first concept plan was approved for a 17,000-acre area in Attean Township and Dennistown Plantation. This plan
received the planning project of the year award from the Maine Association of Planners. Since then, concept plans have been
approved for First Roach Pond, and portions of Brassua Lake and Kingshury Plantation. The concept plan is an innovation that
fulfills the Commission's goals of encouraging landowner-initiated, long-range, natural resource-based planning as an alternative
to incremental development.

u Planning assistance has been provided to 10 plantations or towns that were originally within the Commission's jurisdiction-se-that
they-could-, but wished to prepare and administer their own plans and regulations-te-be-administeredHocally. The Commission
also worked with residents of the-deerganized-towns-of-Benedicta-and-, Greenfield, Madrid, and Centerville to prepare zoning
maps for these townships when they deorganized and entered the Commission's jurisdiction. The maps serve as the basis for
Commission decision making in those townships.

o Planning assistance was alse-provided to Monhegan Plantation in 1991 to prepare a land use and natural resource inventory and
analysis, This report te-assistassists the Commission and Plantation officials in carrying out their respective responsibilities for
thatthe community. Commission staff also assisted Monhegan in applying for and receiving a grant to improve public facilities on
the Island.

u In 1994, the Commission developed conservation easement holder guidelines and a model conservation easement to serve as the
basis for easements that may-come before the Commission fer-approval-as part of regulatory actions.

u In 2000, the Commission adopted a prospective zoning plan for ten townships surrounding the Town of Rangeley (referred to as
the Rangeley PZP), the Commission’s first land use plan developed for a subregion of the jurisdiction. Together with rule changes
and new zoning maps developed specifically for the subregion, the Rangeley PZP incorporates a long-term vision for the region
and a 20-year strategy for gquiding the desired types of future development to designated areas in the Rangeley Lakes area.

u In 2001, the Legislature effectively eliminated the 40-acre exemption to the Commission’s subdivision definition at the request of
the Commission. This exemption had been a major obstacle to the Commission’s ability to direct development to appropriate
areas through its subdivision review process. This statutory change was a recommendation in the Commission's 1997
Comprehensive Land Use Plan.

u |In 2004, the Commission approved several major changes to the way in which it requlates major developments as recommended
in its 1997 Plan. Specifically, the Commission adopted (1) a guidance document clarifying the “demonstrated need” criterion
applied to rezoning petitions; (2) a two tier level of subdivision review to simplify the review process for small-scale, appropriately
located subdivision proposals; and (3) development standards for all aspects of major development, including rules governing the
layout and design of subdivisions.

o Eachyear, the Commission has acted upon hundreds of applications for development and other land use activities, approving the
vast majority (over 90%). These permits are often approved with special conditions to prevent environmental degradation.

As evidenced by its history of accomplishment, the Commission's focus has shifted over the years in response to changing needs and
new challenges. In its first decade, the Commission developed a planning and zoning framework for the unorganized areas,
implemented interim zoning over its jurisdiction, and established its major natural resource and development policies. In its second
decade, with its regulatory framework in place, the Commission turned to fine-tuning its standards and addressing emerging issues.
The major issues of this period were the spruce budworm outbreak, debate over conservation versus use of rivers, and, in the latter
years, significant changes in the amount and nature of development activity occurring in the jurisdiction.

The surge in development activity associated with the land and real estate boom of the late 19808's1980s commanded the
Commrssron s attention inthe early }999+Eventheugh19905 Over the real—estatebeemhass&bsrded—%tghhghtedrehaﬂge&mthe

4 aeHA last decade, demand for
resrdentral development r&eontm&rnguhas contrnued at a steady rate, corporate prrorrtres and forestry operations are changing, and
land ownership patterns are shifting.

An unprecedented amount of forestland has changed hands during-thisperiod-in recent decades. These land transactions wereare
especially of concern because they eamecome at a time when forestland was-is being viewed;fer-the-firsttime; as an increasingly
valuable commodity for nonforestry uses. Even though much of the acreage-remainedacreage remains in forestry use, the growing
volume of land transactions and irerease-inincreased use of land for development rather than forestry purposes sheekhas shaken the
traditional vision of the region as one of stable ownership and land use patterns.

DRAFT: DOES NOT REPRESENT AGENCY OR ADMINISTRATION POSITION
2-10



The jurisdiction has experienced periods of active land trading and speculation in the past, but these transactions always involved
large parcels of land, the future use of which was not limited or predisposed by size. Fhe-real-estate-boom-ofthe-late- 1980's Recent
land transactions have included many smaller parcels, use of which is more limited, with significant implications for future land use
patterns.

Ihe—L989srmdteatedThe Iast two decades |nd|cate that there isa h|gh level of interest in land and housmg in remote regions of the

d he- Some of this
development takes the form of coordmated subd|V|S|on proposals but the ma|or|tv is occurring as |nd|V|duaI dwellmqs This interestin
development has been paralleled by the acquisition of large-scale conservation easements on approximately 1.6 million acres,
demonstrating growing interest in the natural resource values of lands in the jurisdiction. Looking to the future, the Commission's
review of development proposals in-the-early-1990's-has-been-will continue to be dominated by questions of appropriateness in terms
of location, scale, and relation to existing uses and resources.
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