Searsmont Future Land Use Plan Proposal

Background

Big box, chain stores, mining:
NOWHERE

Industrial scale businesses and
manufacturing, gravel pits,
campgrounds,
inns/B&Bs/commercial scale
short-term rentals, tiny/mobile home
parks, affordable housing, solar
farms: In areas designated by
town (& often with size
limitations)

Residential, home businesses,
agriculture, short term rentals,
seasonal rentals, forestry:
Everywhere

Junk yards, gun ranges, land-based
aquaculture: Divided opinions —
either nowhere or in designated
areas

Multi-family housing, workforce
housing, commercial businesses,
restaurants: Divided opinions —
either everywhere or in
designated areas

While the town cannot legally ban big box stores or
chain stores, we can limit retail business footprints
below the size needed for big box stores.

Restrict small box stores to Route 3 and require chain
stores to blend with community aesthetics.

Allow only sand/gravel extraction and gravel pits
outside village mixed-use, rural residential, and
natural resource/scenic overlay districts. Prohibit
other types of mining

Limit heavy industrial uses to commercial mixed-use
areas.

Exclude campgrounds, commercial-scale short-term
rentals, and solar farms from natural resource and
scenic overlays.

Permit tiny/mobile home parks and affordable housing
in village mixed-use districts. Allow affordable housing
in commercial mixed use district. Allow tiny/mobile
home parks in rural district as well, as long as outside
of the overlay districts?

Allow residential, agricultural, home businesses, and
seasonal rentals town-wide.

Restrict these uses to commercial mixed-use areas
with site plan reviews.

We could justify prohibiting land-based aquaculture
due to impact on natural resources — does the
community support that?

Maintain multi-family housing where currently
permitted everywhere except stream and resource
protection (shoreland zoning)

Limit higher-impact commercial uses to commercial
mixed use district. We think the reconfigured
commercial mixed used district provides better
opportunities for more intensive commercial uses
Continue to allow lower impact commercial uses in
most other areas except those with sensitive natural
resources (natural resource and scenic overlays).



Slow, but steady growth: strive to
balance housing needs and limited
business development with
preserving the town’s rural
character, addressing the need for
jobs and workforce housing,
especially for young families as well
as options for seniors looking to
downsize.

Protect natural resources and water
resources in particular (this was 2nd
most important priority in the
survey)

“‘Keep Searsmont the same”

Better utilization/redevelopment of
the Come Spring business park for
housing and businesses

e Allowing smaller lot size options in village mixed use

and rural residential districts will provide more options
for housing, while larger lot sizes in the rural district
may help to discourage the focus of development in
the rural district. Permitting smaller lot sizes with
clustering/site sensitive design in the rural area will
provide the option for smaller lots than otherwise
permitted, but thoughtfully incorporate rural feel.

Establish a natural resource overlay to safeguard
areas like Witcher Swamp, St. George River, and
Appleton Bog-Pettingill Swamp.

We interpreted this namely as preserving the town’s
rural feel, small size/scale of town, and mixed-use
land use pattern. See guiding principles below.

Incorporate the business park into the village district,
as opposed to setting it in a different district. This also
will allow for more flexibility for residential lot sizes.

Defining Mixed Use: In the context of Searsmont's land use, mixed-use refers to a combination of residential,
commercial, agricultural, and light industrial activities within the same area or district as opposed to districts
that only allow one type of use i.e. residential only or commercial only.

Industrial Uses currently included in Searsmont’s Land Use Ordinance include:
Gas Terminal Transportation, Communication

Light Manufacturing Facilities

Recycling Operations Trucking, Distribution Terminal

Sawmill Warehousing

Heavy industrial uses would be defined as involving large-scale production processes with significant potential
for environmental impacts, often generating high levels of noise, air pollution, and waste.

Waste Disposal
Demolition
Energy/Power Generation

Guiding principles:

The overarching, guiding principle is to protect and enhance Searsmont’s rural character. We are proposing the
following elements will help achieve this:

1. Landowner’s Rights

o Provide options and flexibility, especially for housing and individual homebuilding
« Larger lot sizes in rural areas, but ability to have smaller lots through clustering or site
sensitive design.
Ability to provide additional housing on any single-family house lot that is not large

enough for an additional housing unit through allowing accessory dwelling units (must
meet basic water and septic requirements; current maximum of 800 sqft) — part of our
current land use ordinance as of 2024.

o Continue to safeguard home occupations as a protected use everywhere



2. Balanced Development

o

o

Sensitive site design for commercial developments and subdivisions:
«  Minimize visual impact of development through emphasizing vegetative buffering and
landscaping

« Inrural district: Deep vegetative buffering for large subdivisions and major developments

» Encourage siting units away from sensitive natural resources:

1. Prime farmland

2. Wetland, including Witcher Swamp

3. State-designated environmentally sensitive “Focus areas”: Appleton
Bog-Pettingill Swamp and St George River

« Consolidate competing cluster ordinance sections in current land use ordinance

Preserve a few scenic corridors in the town that are associated with Searsmont’s rural feel
(previously identified in the last Comprehensive Plan) by creating scenic overlay district which
limits commercial activity including solar farms, while permitting residential development
Additional standards to minimize impact of commercial development and subdivisions on
neighboring lots and natural resources:

* No building should be sited on slopes steeper than 25% or on soil classified as being
poorly drained, unless approved by planning board.
« Lighting standards to minimize light pollution and glare

Strengthen/rehabilitate the core of the community, the village center through incorporating
business park into village district, expanding district boundaries, and allowing more flexibility
with regard to residential lot sizes.

3. Housing Options: Provide diverse housing opportunities while preserving rural aesthetics.

o

Support smaller lots in village districts and larger lots in rural districts, with options for
clustering to encourage development in village center while discouraging development and
maintaining low density in rural development

No regulation of housing appearance. Ability to have different types of housing throughout town.
Suggestion to limit housing height to 35ft maximum since Searsmont does not have a ladder
truck (in case of fire).

4. Keeping Commercial Development in Line with Rural: Ensure commercial development benefits the
community without changing the town’s character:

o

Avoid strip development along Route 3 by clustering commercial uses, which will also allow the
possibility of using the natural gas pipeline and commercial developments set back from road
for visual buffering.

Protect Bartlet Stream feeding into Quantabacook by removing this area from the commercial
district

Continue to protect Home Occupations, but limit commercial uses including larger retail,
manufacturing, etc to more appropriate districts for the commercial development

Limit big box stores and ensure chain stores align with local architecture.

= Restrict Big Box completely through size limits for retail (must be under 10,000 sqft)
along Route 3



= Restrict small box store development by limiting retail to under 4,000sqft throughout

other districts
e Where allowed, ensure compatibility with the rural nature of Searsmont through
appropriate standards: location of parking, pitched roof, materials, signage,
lighting, landscaping/buffering, setbacks, impervious surfaces, chain stores need
to look visually like surrounding architecture.

*  Prohibit self-storage and warehousing in village and rural residential districts due to

quantity of impervious surface and lighting impacts

* To preserve quiet and rural feel limit heavy manufacturing & industrial uses to

commercial mixed-use districts

* Enhance standards for commercial development within site plan review with better

organization and more detail to create more clarity and preserve quiet and rural feel:
Lighting
Noise
Vibrations
Parking layout & design
Stormwater management
Erosion control
Landscaping & buffering
e Building design standards: pitched roof, materials, lighting
5. Natural Resource Protection: Protect unique natural resources to Searsmont that contribute to the
rural character: wetlands, water resources, scenic resources, and unique wildlife habitats.
o Establish natural overlay districts to safeguard sensitive wildlife and watershed areas like the
Appleton Bog, St. George River, and Witcher Swamp.
o Establish scenic overlay district to emphasize protecting the view shed from Appleton Ridge
Road and scenic viewpoints along Muzzy Ridge Road and Moody Mountain Road.
o Do we want to define what important, productive farmland is as a town to encourage
development to build around instead of on important fields?

Proposed Future Land Use Districts

In addition to the underlying shoreland zones (Limited Residential, Resource Protection, and Stream
Protection), establish the following zones:

> Village Mixed-Use District

> Rural District

> Rural Residential District

» Commercial Mixed-Use Districts
> Natural Resource Overlay

>

Scenic Overlay (same as Natural Resource Overlay, but with no buffer from road)



This is a reconfiguration and renaming of existing districts to reflect their current uses, except the rural district
is divided into Rural and Rural Residential. The Natural Resource and Scenic Overlays follow the same building
standards and permitted uses as the Limited Residential District

Vlllage Mixed Use District: Expanded Village Core district to accommodate more flexibility in

the village center and greater opportunities for housing, in line with the current character of the village center
Main St.
What is currently there:

* Many smaller lot properties between .10-.33 acres with some density of buildings, with some mixed

use in the very center of the village.

» Private water district serving 9 residences along Main Street.

* Very residential feel along the upper portion of Main Street near the town office and lower part of New

England Rd. Narrower lot frontages and buildings are set closer to the road for the most part.
What is currently allowed:
Everything except: cluster development, tiny or manufactured home park, firewood processing, junkyard,
vet/kennel/stable, waste disposal/demolition, gas terminal, trucking distribution terminal, shopping center,
mineral exploration, mineral extraction (includes sand and gravel), campgrounds, golf course (excludes mini
golf).

= Lot size minimum: 1.5 acre residential; 1 acre commercial

» Street frontage minimum: 75 ft residential; 75 ft commercial

* Road setback minimum: 25 ft residential and commercial

*  Private road setback minimum: 25 ft residential

= Structure height maximum: 50 ft residential; 100 ft commercial

= Side and rear setback minimum: 10 ft side and 15 ft rear residential; 15 ft side and rear commercial

* Impervious surface maximum: 50% for residential; 80% commercial

What we are proposing:
Mixture of retail, restaurant, service, market, and denser residential development

> Limits on scale of residential development

> 1-acre minimum lots or 20,000 sqft lots if can provide evidence of meeting water and sewer

requirements or with community septic and water source required

Consider minimizing setbacks under 25 ft current standard, where appropriate
Invest and connect in sidewalks, river access, trail system

No warehousing, commercial self-storage developments, or high intensity commercial uses

VV V V

Allow small scale firewood processing?

Rural District: emphasis on protecting quiet, rural character through larger minimum lot sizes, while
providing options for density through clustered housing with open space. It is important to consider this in the



context of greater housing flexibility in the rural residential and village mixed use districts — ultimately, the
goal is to allow housing opportunities, while maintaining Searsmont’s current feel over the long term.

What is currently there:

Mixed use, but largely residential — lot sizes from 1 acre and greater.

No real uniformity in terms of anything. Generally larger setbacks than village core.

What is currently allowed:

Pretty much all uses except affordable housing

1.5 acre minimum lot size for residential or commercial

150 minimum street frontage

50 ft minimum road setback

25 ft minimum private road setback

50 ft max residential structure height (no max for commercial)
15 ft side and rear setbacks (commercial or residential)

No maximum impervious surface for residential or commercial

What we are proposing:

>

>

>

Keep rural district mixed use, but largely residential. Prohibiting industrial and heavy manufacturing,

while allowing other types of commercial activity

3-5-acre minimum densities, 150 feet of frontage, 50-foot setbacks (sense of rural)
Larger setbacks for large developments/large subdivisions with buffering

Clustering down to 1 acre density. Site sensitive development provisions focus on natural resources,

scenic vistas, farmland and farmland soils preservation.

Encourage, support farmland and forestry practices and production processes

Site plan review where scale or process requires

Rural Residential District: mostly the same as it is now, with expanded opportunities for
housing if clustering is used and limiting commercial development to avoid conflicts of use and emphasizing
home occupations. This district emphasizes preserving the quiet rural feel in a residential setting.

What is currently there:

Mostly residential uses along New England Rd

What is currently allowed:
Same as rural district

What we are proposing:
New division of existing rural district along New England Rd. Mixture of residential, home occupation, and
public uses, small businesses. Adjacent to Village Mixed Use District.



> Stays the same as it is now: 1.5-acre minimum density, standard setbacks, 150-foot frontage, 50-foot

setbacks

> Clustering to 1 acre density; with open space set aside to contribute to maintaining rural feel

Commercial Mixed-Use Districts: modify current commercial strip zoning along route 3 to

concentrate any commercial development around intersection of New England Rd, reducing the sprawl of
commercial development along route 3. Creates opportunity for commercial or industrial businesses to be
located back from the road with vegetative buffers to reduce the commercial feel. Removes areas near
Quantabacook and Barlett Stream from the possibility of commercial development to protect wetland,
vulnerable natural resources, and water quality (not particularly developable anyway). Commercial area around
Robbins Lumber remains unchanged. By having village area mixed use area separate from commercial mixed
use area, we can emphasize smaller, often more local businesses in the village center, and be more lenient in
the Route 3 area by including larger scale manufacturing and industrial businesses. This supports the village
becoming more of a community gathering place.

What is currently there:

» Entire strip of route 3, Robbins and some of the surrounding properties, and Come Spring business park
= Mixed uses: businesses, places of worship residences, undeveloped lots, industrial uses

= Range of lot sizes, mostly smaller than in rural district, but unclear because commercial district does

not correspond to whole parcels along route 3.
What is currently allowed:
Everything except: mineral exploration, campgrounds, trucking distribution terminal, gas terminal, junkyards,
and affordable housing developments

= Lot size minimum: 2 acre residential; 1 acre commercial

» Street frontage minimum: 100 ft residential; 75 ft commercial

* Road setback minimum: 50 ft residential and commercial

= Private road setback minimum: 25 ft residential

»  Structure height maximum: 50 ft residential; 140 ft commercial

* Side and rear setback minimum: 15 ft (commercial and residential)
* Impervious surface maximum: 50% for residential; 80% commercial

What we are proposing:
Same concept with refined boundaries:

> Centralized around route 3/New England Rd, Thompson Ridge Rd plus Robbins area. Commercial area

in village changes to mixed use village
o Greater depth in the commercial development area off of Route 3, take advantage of natural gas
pipeline and location, include Totman’s and redemption center



> Lot size, setbacks, etc. stay the same (1 acre minimum lots for commercial, 2 acre minimum lots for

residential)

> Still combined residential and commercial

o Allow affordable and multifamily housing

> Restrictions on scale and types of retail activity, especially to discourage big box stores and chain

stores — do we think this should be the same or different for Route 3 versus 131/Robbins areas?

> Enhanced site plan review to blend with rural character (see guiding principles)

> Robbins area remains unchanged, but part of same district

Natural Resource Overlay: this overlay district follows the same building standards and uses

as the limited residential district. This district will include Witcher Swamp wetland areas and environmentally
sensitive State of Maine Focus Areas.

What is there currently:

Combination of Shoreland zoning and rural zoning. Largely lots in Tree Growth and Robbins-owned land. Lots of
larger lots, with smaller lots clustered around public roads. Not a lot of development currently, except for house
lots along roads.

What is currently allowed:

Mostly residential development, but not cluster development. In parts covered by shoreland zoning: Little to no
commercial development, except in limited residential the following uses are permitted: Bed and Breakfasts,
boarding, retail sales of building materials, restaurants, retail businesses, “other commercial uses.” No
industrial uses except for the following in limited residential district: light manufacturing, energy/power
generation, “other industrial uses.” Most Outdoor, Resource-based Uses, except: animal breeding or care,
cemetery, campgrounds in resource protection), golf courses (excludes mini golf), mineral exploration in stream
protection district, mineral extraction including sand and gravel in resource protection, marinas in resource
protection. Very minimal governmental or institutional uses (mostly not allowed). In areas not covered by
shoreland zoning, all the above is allowed, for the most part (same as rural district).

What we are proposing:

> The district begins at 400ft from the edge of the travel surface of public roads in Witcher Swamp as

well as St. George River Appleton Bog-Pettingill Swamp Focus Areas (see future land use map for
reference). Includes scenic corridors.
o Applicant has the ability to prove where the habitat border starts and finishes, if disagree with
land use ordinance map

> At a minimum, expand Shoreland Zone to reflect current national wetlands inventory around Witcher

Swamp.

> Permitted uses include residential, forestry, farming, and home occupations.

o Subdivision designed to reduce impact on interior land, habitat corridors, and wetlands through
a requirement to identify those resources during review and how the applicant would address
impact through design



o No campgrounds

> No extractive industries or industries with negative environmental impacts: junkyards, car garages,

mineral extraction, etc. No industrial or large commercial development. No golf courses, solar
developments, wind farms due to substantial footprint.

> Future strategy: ensure any subdivisions or major developments are not interrupting wildlife habitat

movement corridor: map wildlife habitat movement corridors?

Scenic overlay; establish additional overlay district to protect specific scenic viewsheds visible from

public right of ways. This district would have the same building standards and permitted uses as the natural
resource overlay but would not include a 400 ft buffer from roads — like the natural resource overlay, the
emphasis is on residential uses.

What is currently allowed:

Searsmont has scenic resource standards for major commercial developments, but the land use ordinance does
not clearly define where geographically, these standards should apply. While it is mentioned that subdivisions
should not have an undue adverse effect on the scenic or natural beauty of the area, the standards for scenic
resources remain unclear.

What we are proposing:

> Scenic overlay on a section of Moody Mountain, Appleton Ridge, and Muzzy Ridge Roads. Does the

town want to include Lawry Road within this as well?

» Commercial development, including solar fields, is not permitted. Allowed uses include residential,

home businesses, forestry, and agriculture.

> Subdivisions in this overlay would need to consider minimizing visual impact. For example,
o Building height maximum:
» 35ft due to fire safety (Searsmont does not have a ladder truck)
o Grading
» Siting and location of roads, buildings and other structures shall be designed to minimize
grading and to retain existing landforms and characteristics in a natural state;

= Development projects shall be designed to utilize the natural grade;

* Where natural grade and cut and fill slopes meet, there shall be a gradual transition

from the graded slope to the natural configuration consistent with the topography within
the area.
o Vegetation

* Erosion retardant vegetation should be utilized on all cut and fill slopes. Such vegetation

should be compatible with the surrounding natural vegetation.



