








Deer wintering areas are sites characterized by shelter and access to winter browse.
They are usually, but not always, stands of evergreens in low-lying areas. The IF&W has
identified many such areas in Monmouth, illustrated on the Beginning with Habitat maps.
The IF&W has standards for timber cutting in deeryards, and often works collaboratively with
landowners to minimize disturbances and limit fragmentation; for subdivisions, IF&W would
likely require habitat mitigation if no alternative pattern of development is feasible.

Deer Wintering Areas

Deer wintering sites are outlined in green.

Natural Resource Constraints to Development

Some natural resources, though they are not critical or in short supply, nevertheless
constitute an impediment to development. These impediments are not necessarily physical —
with modern engineering techniques we can build a house almost anywhere. They are mostly
economic, meaning that development there would require higher construction costs and risks.

Soils and Slopes
The Soil Survey of Kennebec County, a set of maps published by the U.S. Soil

Conservation Service (now Natural Resource Conservation Service), delineates the soils found
throughout Monmouth, and describes their attributes and limitations.
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For the purpose of development planning, we do not need to know the technical details
of soils. We are concerned with the limitations that soils may impose on development. Soils
may be too saturated or too erodible for construction of foundations, septic systems, or roads.
Or the topography (also reflected in soil types) may be too steep for construction. In general,
septic systems, for example, are prohibited on slopes in excess of 20 percent. The
accompanying map shows soils which have been rated to have “very low potential for low
density development.” This includes both poorly drained soils and steep or erodible soils.

Poorly drained soils and soils with seasonally high water tables (marine sediments and
wetlands) pose problems for road construction, structures with basements, and subsurface
waste disposal systems. Such soils occur most extensively in wetlands and along streams and
ponds in Monmouth. Even in areas served by town sewer, poorly drained soils pose problems
for roads and basements. By avoiding such high-cost soils, developers also avoid wetlands.

Soils on steep or erodible slopes
are also mapped. However, isolated
steep areas tend not to show up on maps,
so the best way to regulate development
on steep slopes is on a case-by-case
basis. The most likely areas in town to
encounter slopes of greater than 20
percent are in the Woodbury hills, in the
southeast of town, or near Sawyer Hill
or Monmouth Ridge. Also, some slopes
leading down to lakeshores will have
areas in excess of 20 percent.

Just as there are soils very
difficult and expensive to develop, other soils are very easy. These are not a constraint on
development; they are an opportunity. On these soils, we are much less likely to create
environmental problems or raise housing costs. These soils, too, are depicted on the map. To
the extent possible, we should encourage growth on the best soils.

Prime farmland soils occur throughout Monmouth, in many cases with active, viable
farms located upon them. (See map in Rural Economic Resources, chapter 4.) The most
extensive are gently sloping Buxton, Paxton, Paxton-Charlton, and Woodbridge soils. Prime
farmland soils are among those best suited and easiest to develop, placing competing values
upon a limited resource. Such soils are both an opportunity, if we want to encourage rural
development, and an asset, if we want to preserve farmland.

Groundwater and Public Water Supplies
The relationship between development and groundwater quality was discussed in a

previous section. In general, you want to avoid many forms of commercial development and
high density residential development over sand and gravel aquifers. More specifically, though,
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we need to be aware of public water supplies in the community, and protect them from
contamination.

A public water supply is not necessarily limited to the wells of the town’s water system.
The Maine Department of Human Services, Bureau of Health, Drinking Water Program
(DWP), which regulates public water supplies, defines it as one that serves 15 or more
individual hookups or 25 or more persons from a single source. Public water supplies are
further classified based on whether they serve the general community or individual
populations.

There are four public water supplies in Monmouth:

e The first is a pair of bedrock wells serving Tex-tech Industries in North Monmouth.
One of these wells is 185 deep, the other 203’ deep. While these supplies show no
current water quality problems, the DWP classifies them as having a high risk of future
chronic contamination. This is because of the nature of the business and the fact that
Tex-tech does not control the land uses within a radius of the wells.

e The second is a pair of deep bedrock wells serving Cobbossee Colony Golf Course.
The quality of these wells is good. Because the golf course owns all the land within
300’ of these wells, the DWP regards the risk of future contamination as low.

e The third is a well serving the West Village Mobile Home Park on Route 202. This,
too, is a bedrock well. Because of the proximity to Route 202 and the lack of
landowner control over the area surrounding the well, the DWP rates this as being high
risk of future contamination.

e The fourth water supply is not from groundwater. It is an intake on Cobbossee Lake
serving Camp Kippewa. This water is filtered and used only seasonally. Because of
the size of the lake and conditions surrounding the intake, the DWP rates the
susceptibility of this water source as low.

The Drinking Water Program promotes the establishment of wellhead protection plans
for public water supplies. The Rule of Thumb is that all wells should maintain a minimum
300 radius of restricted land uses around their wellhead (more for larger systems). The
location of these wellheads, particularly at the mobile
home park and Tex-tech, becomes a constraint on
development in the immediate vicinities.

Floodplains

The land adjacent to lakes, rivers, and streams
subject to inundation by floodwaters are floodplains.
Floodplains carry and store floodwaters during peak
runoff seasons. They attract development because of
level ground, fertile soils and waterfront locale.
Development in the floodplain, with filling and
construction, constricts the flow of water, increasing
floodwater velocities and increasing the likelihood of
damage to both the property and downstream.
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Floodplains are a definite constraint to development, though not one that is always
visible. In fact, the risk of damage from development is so great that the federal government
has taken on the responsibility for insuring flood prone property. The National Flood
Insurance Program requires communities to regulate and restrict development in 100-year
floodplains in order for their residents to participate. The Town of Monmouth cooperates by
establishing a local flood management program and ordinance.

Flood hazard areas occur around the Town’s many lakes and ponds and along the
various brooks. The most extensive floodplains incorporate the wetlands and lowlands along
Bog Brook, Dilnow Brook and Jock Stream and also lie along Jug Stream. These are mostly
low-risk for development, however, as they are remote from existing developed areas.

FIRM Floodplain Mapping

Natural Resources — Findings and Issues:

The lakes of Monmouth are perhaps the town’s most significant natural resource. They
are threatened chiefly by the nutrient phosphorous, generated by runoff from new development
and old land use practices, and the loss or degradation of adequate natural buffers. An
overabundance of phosphorous will turn lakes green, putting a damper on recreation, the
economy, and property values. Phosphorous is an issue throughout the watershed of a lake,
and Monmouth is entirely covered with lake watersheds. Several of the lakes are more
susceptible to phosphorous than others.
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Phosphorous can be controlled in a number of ways, and the town has been active over
the years in supporting mitigation and cleanup efforts. However, it is much more expensive to
remove the phosphorous after the fact than it is to do new development right in the first place.
We need to focus more on preventing phosphorous runoff at the source when possible.
However, in densely-developed areas like Monmouth Center, it may make more sense from a
cost perspective to have an area-wide mitigation strategy.

A more recent threat to lakes comes in the form of invasive water plants. Milfoil and
other invasive plants are being found more frequently in Maine, and can ruin a lake in short
order. We need an active program of monitoring and response to this emerging threat.

Groundwater resources (aquifers) provide drinking water to the majority of Monmouth
residents — those not on the public water supply. The greatest threat to groundwater in
Monmouth comes from industrial or commercial development. Though this threat has
fortunately not materialized, it should be taken seriously, because contaminated groundwater is
very costly and time-consuming to clean up.

Several locations in Monmouth have been
recognized locally and statewide as critical natural
areas, places with multiple environmental assets.
Protection of these areas is a priority, but the degree of
protection we now offer is erratic. Monmouth should
make an effort to involve private conservation
organizations and raise funds to do a better job of
protecting these critical areas, perhaps through the
development of an open space plan. Such efforts
would also improve recreation opportunities for the
community. Townspeople already support efforts to help protect natural resources through
land trusts and public-private conservation initiatives.

Though modern engineering practices have demonstrated that we can build almost
anything, anywhere, we still need to be sensitive to the constraints put on development by our
resource base. Building on poor soils, steep slopes, over aquifers or floodplains just raises the
cost of already-expensive housing. We should find ways of encouraging more development in
the service area of public water and sewer, and away from sensitive natural areas. Throughout
town, we must make a better effort to control phosphorous-containing runoff from
development.

Goals and Policies for Natural Resources

Monmouth’s natural resource goal is to protect critical land and water resources
from development which may threaten those resources.

To promote this goal, the following policies and strategies are recommended:

8.1  Continue a multi-pronged approach to control of stormwater runoff into lakes.
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8.2

Review and update stormwater management and phosphorous mitigation
standards in current ordinances, with preference for low-cost mitigation
techniques.

Responsible Party: Planning board

Partner(s): Cobbossee Watershed District (CWD), Maine DEP

Timing: Ordinance revision in 2007

Establish a local phosphorous mitigation fee, to be used for remediation projects
within the watershed areas of the respective lakes. The fee must be used to
complement those of the CWD and DEP, and not be redundant.

Responsible Party: Planning Board

Partner(s): CWD, Maine DEP

Timing: 2009

Continue to participate in monitoring and mitigation projects with the Cobbossee
Watershed District.

Responsible Party: Town meeting, selectmen

Partner(s): CWD, neighboring towns

Timing: Ongoing

Initiate strategies to assure long-term maintenance of mitigation measures,
including ordinance requirements and landowner education.

Responsible Party: Planning board, town manager, CEO

Partner(s): CWD, Maine DEP, KCS&WCD

Timing: Ordinance revision in 2008

Cooperate with neighboring towns on protection levels and measures for shared
lake watersheds.

Responsible Party: Selectmen, planning board

Partner(s): neighboring towns, CWD, KCS&WCD

Timing: Ongoing

Establish performance standards for earth-moving activities that do not already fall
under development ordinances.

Responsible Party: Planning board, code enforcement officer

Timing: New standards to be incorporated by 2010

Ensure that the state’s standards for erosion control are enforced.

Responsible Party: Code enforcement officer

Timing: Ongoing

Improve stream protection and conservation efforts.

Upgrade the town’s Shoreland Zoning Ordinance to include protection of
streamside areas along first order streams.

Responsible Party: Planning Board

Timing: Ordinance revision in 2008

Identify objectives for stream buffers within the growth area, including minimum
vegetation widths and/or mitigation or remediation for areas where buffers are
eliminated.

Responsible Party: Planning Board, proposed Conservation Commission

2007 Monmouth Comprehensive Plan page 85



8.3

8.4

8.5

8.6

Timing: 2009, or with Ordinance revision in 2008

. Ensure the appropriate design and installation of public and private crossing
structures (culverts, etc.) over wetlands, streams and brooks, to improve
connectivity for fish and other aquatic organisms.
Responsible Party: Planning board, CEO, public works director
Timing: 2008

e  Encourage conservation easements for sensitive streamside areas and habitats.
Responsible Party: Proposed Conservation Commission
Timing: Immediate & ongoing

. Get involved with the Maine Stream Team Program.
Responsible Party: Proposed Conservation Commission
Timing: Immediate & ongoing

Prevent the establishment of invasive plants in Monmouth’s lakes and waterways.

e  Participate in regional and private efforts in education and boat inspections for
residents and other lake users.
Responsible Party: Selectmen, parks and recreation
Partner(s): CWD, lake associations, KCS&WCD
Timing: Immediate

Protect groundwater in Monmouth from potential contamination.

. Limit the impacts of commercial development (including gravel pits, chemical/
fueling facilities) through performance standards in development ordinances to
provide protection against specific threats over identified sand and gravel
aquifers.

Responsible Party: Planning board
Timing: Ordinance revision in 2008

e  Ensure that the areas surrounding public water supply wells are protected from
development through enforcement of wellhead protection zones.
Responsible Party: Planning board, CEO
Timing: Ordinance revision in 2008

Improve communications with landowners and increase public education on land and
water resources.

e Partner with existing organizations such as CWD and the County Soil & Water
Conservation District (KCS&WCD) on education and outreach efforts.
Responsible Party: Planning Board, proposed Conservation Commission
(Selectmen appoint, CC to oversee other steps in this plan)

Partner(s): CWD, KCS&WCD, DEP
Timing: Immediate & ongoing

Protect critical natural areas in Monmouth from uses which would degrade them.
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e Establish an open space acquisition strategy with a priority for protection of
identified critical natural areas. (open space plan)
Responsible Party: Selectmen, proposed Conservation Commission
Partner(s): Land trusts, conservation groups, Maine DOC
Timing: Open space plan, see policy 7.2

e Establish the Resource Protection District protections around isolated wetlands
five acres and larger and associated critical natural areas, especially in the Bog
Brook, Delano Brook, and Wilson Stream areas.
Responsible Party: Planning board
Timing: Amendments to shoreland zoning, 2007

. Continue to enforce performance standards requiring developers to avoid
endangered or threatened plant and animal habitats.
Responsible Party: Planning board, CEO
Timing: Ordinance revision in 2008

8.7  Limit development in areas which present environmental challenges or conflicts.

e Incorporate performance standards for vernal pools (seasonal wetlands) if
available.
Responsible Party: Planning board
Timing: Ordinance revision in 2008

e  Require proposed development and timber-cutting activity in identified deer
wintering areas to consult with Maine IFW in planning clearing activities.
Responsible Party: Planning board, code enforcement officer
Timing: Ordinance revision in 2008

e Improve landowner awareness of “overlooked” natural resources.
Responsible Party: Town office, code enforcement officer, proposed
“conservation commission”
Partner(s): lake associations, conservation groups, CWD
Timing: Literature collected and distributed beginning 2008
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Chapter 9: Housing in Monmouth

Homes are part of the landscape and the community, and often as indicative of a town’s
character as the population. . While people come and go, the houses stay. Without them,
there is no population. In fact, population estimates are quite often based on housing counts,
because the rate of home-building reflects population growth or decline.

Housing Numbers and Variety

From a development perspective, the most telling fact is that housing development will
continue, even if there is no population growth. The reason for this is the declining household
size. In Monmouth, housing numbers are growing faster than the population. In 1970,
Monmouth had 978 housing units. In 2000, the count had risen to 1,801, an increase of 85
percent. With another 143 added since 2000, the housing count has now almost exactly
doubled in 35 years.

Figure 9-1 below gives us a year-by-year perspective on housing growth in Monmouth
over 15 years. The figures are taken from the Municipal Valuation Report sent into the State
by the Town Assessor, and indicate the number of homes added to the tax rolls. New
construction is seen to be fairly consistent with economic conditions: In the early 90’s, the
town was still winding down from the 80’s. Then, housing construction went into a slump for
five or six years. We saw a little burst around 2000.

Figure 9-1: ""Net" New Housing Units per Year, 1990-2005
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Housing by Type:

Table 9-1, on the next page, indicates the type of housing stock available in Monmouth.
Clearly, the overwhelming majority of housing is of the traditional site-built type, 77 percent of
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the total. However, traditional
housing is gradually losing “market
share.” In 1980, site-built (also
known as “stick-built”) homes made
up 80 percent of the total housing
stock; their percentage dropped to 77
percent in 2000.

Mobile homes have been
gaining in popularity in Monmouth.
This may be because they are quicker
and easier to construct; it is certainly
because they are more affordable than other new homes. During the 80’s when home prices
were more than doubling, Monmouth gained 123 mobile homes and only 88 stick-built. Then,
in the 90’s when there was less pressure on housing prices (and mobile homes got pricier), the
numbers flipped, with stick-built gaining over 176 and mobile homes only 30. Since 2000,
Monmouth has added 112 stick-built homes and 31 mobile homes.

Mobile homes constituted 15.4 percent of Monmouth’s housing in 2000. While that
may seem high, it is well below several neighboring towns. Wales has 23 percent mobile
homes. To some extent, the number of mobile homes is affected by the presence of mobile
home parks. Monmouth has two, both with over 20 hookups. And there is the potential for
several more.

Table 9-1
Year-Round Housing by Structural Type, 1980-2000
Housing Type 1980 1990 2000
Site-built single-family (stick-built) 813 901 1,077
Multi-Family 86 123 136
Mobile Home 125 248 278

Source: US Census

Multi-family buildings are not a large part of Monmouth’s housing stock, as they are in
more urbanized towns. Monmouth’s Multifamily Ordinance is also seen as a barrier to new
multifamily development in town. According to the Census, Monmouth had 52 units in
duplexes (or add-on apartments), 33 units in three-or four-unit buildings, and 51 units in
building of five or more. Accessory apartments (including garage apartments and “granny
flats™) are not common in Monmouth, but with the number of large homes on public sewer and
the need for affordable housing, there is potential for many more. Some homes in Monmouth
are now divided entirely into apartments; that probably accounts for many in the category. The
only buildings built specifically as multi-family are the Orchard View Apartments and the
Academy Park complex.

As Monmouth’s population changes, the town is likely to see more demand for multi-
family units. They serve two important purposes: they accommodate young people just
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starting out, which form the backbone of Monmouth’s future workforce. And, they serve
seniors who are looking for economical, low-maintenance housing . Without the kind of
housing these people want and can afford, they will go elsewhere, and Monmouth will lose its
diversity.

Seasonal homes have long been part of the housing stock in Monmouth. There are 311
camps in town, located mostly on the shores of Cochnewagon, Cobbosseecontee, and
Anabessacook Lakes. Very few new seasonal camps are being built, at least identified as such.
Records indicate 13 new camps during the 90’s, and only one since 2000. New shorefront
homes are now built for year-round occupancy, and existing camps have been converted to
year-round. Camp conversions, besides increasing impacts on the lakes, can increase public
service demands without new tax base to support it.

Housing Occupancy and Vacancy:

In 2000, 84 percent of occupied housing units were owner-occupied, with 16 percent
renter-occupied. This is a slight shift from 1980, when 86 percent were owner-occupied.
Monmouth’s percentage of owner-occupied
homes is lower than other neighboring towns Regional Perspective: Occupancy

— meaning more rentals — except for Town 2000 Owner-occupied Percentage
Winthrop, which has a much larger built-up | Greene 87.9%
area and more multi-family units. Leeds 84.9 %

Litchfield 88.7 %

Monmouth 84.3 %

About 3.8 percent of year-round
housing units were vacant in 2000. That
combines a vacancy rate of 1.4 percent for
owner homes and 4.2 percent for rentals.
This is an extremely low rate compared to normal vacancy rates. Kennebec County’s rental
vacancy rate is 9 percent, for example, and Monmouth’s rental vacancy rate in 1990 was 7
percent. This indicates a strong demand for rental housing, reinforcing prior comments about
the potential for more multi-family housing.

Wales 89.5 %
Winthrop 75.9 %

Housing Age and Condition:

The 2000 Census contains information
on housing age in Monmouth. As may be
deduced from the dramatic growth rate, the
majority of houses have been built since 1970.
According to ages reported by their owners, 57
percent of their homes were built from 1970 to
2000. However, older homes make up a
generous proportion as well: 393 homes were
built before the Second World War, more than
one in five. This makes them potentially
historic structures, on the one hand, and
potential maintenance problems on the other.
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Some homes in town are not as high a quality of construction as others. However, all
year-round homes now have standard plumbing and kitchen facilities (according to the census).
Ten percent of year-round homes use wood as their primary heating source, though some may
be more of choice than by necessity. Forty-eight homes contain only one or two rooms;
whereas 148 have more than nine rooms. Only 11 homes contain more than one occupant per
room, which is a standard definition of an overcrowded housing situation.

Property Values and Affordability

Monmouth homeowners, like many in Maine, have seen erratic increases in property
values over the past twenty years. Between 1980 and 1990, the value of a “specified” (stick-
built, on less than ten acres) owner-occupied home rose from $36,800 to 80,800, more than
double. Between 1990 and 2000, however, home values rose only 12 percent, to $90,800.
Inflation over that period was 32 percent, so homeowners actually lost ground. But in this
decade so far, we have picked up the pace again. The Maine State Housing Authority (MSHA)
reported that for 2003, the median sale price of 43 single family homes was $109,900, and spot
checks of 77 listings in February and September, 2006 showed no homes at all listed for less

than $125,000. It looks as if prices are on a pace to

Regional Perspective: Home Values almost double again. _

Town 2000 Home Value Property values, though they seem high, are
Greene $100,200 well below some of our neighboring towns. As the
Leeds $ 89,300 box on the left shows, Leeds and Monmouth were —
Litchfield $ 97,000 in 2000 — an oasis of lower housing prices. The
Monmouth ~ $ 90,800 average home value for Kennebec County is
Wales $ 99,400 $87,200, for Androscoggin, $89,900, and for Maine,

Affordability — the ratio of housing cost and income — is a major issue in many areas,
and required to be addressed by local comprehensive plans in Maine. The law requires that
each community plan for at least ten percent of new housing to be affordable to households
making less than 80 percent of the norm.

For example, MSHA reports that an affordable home for the median income household
in Monmouth (using 2003 figures) would be approxmately $130,000. Since the median home
in 2003 sold for $105,000, this -
would seem to indicate that
affordability is not a major
issue at this time. But this
conclusion overlooks two
other questions: 1) is there any
housing available for low and
very-low income groups?
And, 2) Will the new housing
being built continue to be
affordable? With regard to
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the second question, we need only look at the asking prices of some of the new homes in town
to see that this is not the case.

The census provides information on housing costs as a percentage of incomes for
Monmouth. This enables us to answer the first question — is our housing affordable to a range
of incomes? The accepted “threshold” for affordability is that no more than 30 percent of
income should go towards housing costs. Table 9-2, below, shows those figures for 1990 and
2000.

Table 9-2
Housing Costs as a Percentage of Income, 1990 and 2000

Percentage of Monthly Income 1990 # 1990 % 2000 # 2000 %
Owner — ownership costs

Less than 20 percent 263 47 % 406 51 %

20 to 30 percent 199 36 % 233 29 %

More than 30 percent 92 17 % 146 20 %
Renter — gross rent

Less than 20 percent 47 31% 91 42 %

20 to 30 percent 19 12 % 42 19%

More than 30 percent 88 57 % 69 32 %

The table shows that Monmouth made progress towards affordability during the 90’s
(when housing values did not keep up with inflation), as the percentage of households paying
more than 30 percent declined. Still, one out of every five homeowners, and almost one of
three renters, is paying more for housing than is acceptable.

Renters generally have more trouble with housing costs than owners, reflected in this
table by the higher percentage paying more than 30 percent. An affordable rental for the
median income household in Monmouth would be approximately $1,200, whereas the median
rent paid in 2000 was $500. While this appears more than adequate, it obscures a couple of
facts: first, that the average renter is not generally making the average income in Monmouth
($47,000, by the way); second, that the acute shortage of rentals is likely to drive rents up at a
much faster rate than owner housing.

Monmouth is part of a regional housing Reqional Persoective: Affordabilit
mgrket. That matters, because peop_lg tend to To_gm 5000: Paying more thgn 30%
migrate to more affordable communities. The Of Income on Housing
box at right indicates that Monmouth does not | Greene 19.2 %
stand out from its immediate neighbors. It has Leeds 21.7 %
been, however, one of the more affordable Litchfield 20.8 %
communities in the larger region. In Kennebec Monmouth 21.2%

County, over one-quarter of all households pay | Wales 27.3 %
more than 30 percent of their income for | Winthrop 21.6 %

housing costs.
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MSHA has developed what it calls an “affordability index,” the ratio between what a
median income household can afford and what the median home price is. In Monmouth, the
affordability index is 1.24 (we can afford $130,000, but homes sell for only $105,000.) The
average for the State of Maine is 0.81 — an affordability problem that prompted the concern in
the first place. But closer to home, it is less of a problem. The index for Kennebec County is
1.14, and for the Augusta Housing Market is 1.09. In the Augusta market area, the price of the
median house is about the same as Monmouth, but average incomes are $6,000 less.

That still leaves the conclusion that certain segments of our population, particularly the
elderly and young, will continue to have problems finding a place to live in Monmouth,
particularly with the relatively few rental units and mobile homes. These groups are typically
lower incomes. For example, 147 out of 268 senior households in Monmouth make less than
half of the median, and 61 more make below 80 percent. Among a group of 121 “potential
homeowners,” (renters between the ages of 25 and 44) MSHA has estimated that 71 earn less
than 80 percent of median. At the 50 percent “very-low” income, an affordable house is
$64,000 and an affordable rent is $585. At 80 percent, an affordable house is $104,000 and an
affordable rent is $935.

MSHA has developed several programs at the state level to address specific needs. The
most well-known is the first-time homebuyer program. From 1999 through 2003, 35 families
in Monmouth bought houses through this program. State and federal direct-subsidy programs
are broken down into “project-based” — housing units that are subsidized — and “non-project-
based” — vouchers for families that may be applied to rent in any units. In Monmouth, USDA
Rural Development Agency currently has 36 project-based subsidized units, and MSHA has 18
non-project-based subsidies.

It should be noted that all these programs were in effect in 2000, and we still had more
than 200 families unable to afford their current home, as indicated on Table 9-2 (p.76).

Housing in Monmouth — Findings and Issues:

The growth in the number of homes in Monmouth has
been notable. With a trend of about 28 new homes per year,
most are going onto individual lots rather than subdivisions.
Most are also going onto substantially larger lots than our
minimum lot size ordinance requires. Partly due to these
factors, the size and price of new homes is escalating rapidly.

There is a large potential demand for a variety of
multi-family housing. We have very few places for young
people to live, and efficient homes for the elderly will soon
be a booming market. Multi-family housing could range
from apartments and senior housing complexes to conversion
of existing large homes, and would reduce some of the
demand for mobile homes.
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An affordability problem is not apparent from Monmouth’s statistics, but that may be
because many of our newer families have larger household incomes. Our concern should be
for lower income groups, such as young adults and seniors. In both cases, the 3- and 4-
bedroom houses being built now do not serve their needs. If we do not do something to
encourage more affordable housing, we will either lose this part of the community altogether,
or they will turn to older mobile homes and other problematic housing choices.

It may help to visualize some of the housing choices that individuals have to make
based on incomes. For instance, the minimum wage in Maine is $7 an hour. Not many people
can run a household on $7 an hour, but if they could, it would have to include less than $350
per month in rent. (According to MSHA, there are at least 210 households with income less
than this, about half of which are seniors). Another example: the average teacher in the
Monmouth school system earns $38,000 a year (2005). He or she could afford a home priced
at $108,000 or a rental of around $950 a month. If we want our town to include its teachers —
as well as its small business owners and other service workers — we need to continue to provide
the kind of housing (“workforce housing”) they can afford.

Based on housing projections developed in Chapter 2, we can expect to see between
500 and 600 new homes in Monmouth by 2020. Under the state’s target of ten percent of new
housing to be affordable, Monmouth’s target should be 50 to 60 housing units by 2020 under
that affordability threshold. That means about three or four per year, on average, and
preferably in a diverse affordability range (not just all precisely at that target price.)

Over the past couple of years, it hasn’t just been housing prices that have gone up, but
interest rates as well. The new rates put some of the affordability targets into doubt, just as
new prices remove a lot of homes from the “affordable” category. This shows just how fluid
the affordable housing situation is, and how we need to address it at all levels.

Goals and Policies for Housing

Monmouth’s goal for our housing is to encourage a diversity of housing types and
choice, including at least ten percent of new housing units created to be of decent quality and
affordable to households making no more than 80 percent of Monmouth’s median income.

To promote this goal, the plan proposes the following policies and actions:

9.1 Encourage the development of housing choices other than single-family homes on large

lots.

. Reduce lot area requirements for multi-family development in the growth area.
Responsible Party: Planning board
Timing: Ordinance revision in 2008

. Reduce lot size and setback requirements in the growth area.
Responsible Party: Planning board
Timing: Ordinance revision in 2008

. Form a local housing committee, or partner with a regional entity, to address
options for increasing housing diversity and affordable housing opportunities.
Responsible Party: Planning board
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Timing: 2009

. The town should develop a proposal for senior or workforce housing in one of the
village areas.
Responsible Party: Selectmen, town manager
Timing: Form study committee in 2009, present proposal in 2011

. Review development ordinances to reduce development costs on new housing in
the growth area.
Responsible Party: Planning board
Timing: Criteria for ordinance revision in 2008

. Locally promote the availability of MSHA programs, especially owner-occupied
multi-family housing.
Responsible Party: town office, code enforcement officer, town manager
Partner(s): Maine State Housing Authority
Timing: Ongoing

9.2 Improve the quality of construction on new and existing homes.
. Adopt the International Building Code as a criteria for issuance of local building
permit.

Responsible Party: Planning board, code enforcement officer
Partner(s): local contractors, Maine DHS
Timing: 2008
. Provide access or links on building techniques to owner-builders.
Responsible Party: Town office, code enforcement officer
Timing: Access and list websites and other resources on handout, 2007
. Develop and distribute an information sheet on building techniques for owner-
builders.
Responsible Party: Town office, code enforcement officer
Timing: 2009
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Chapter 10: Land Use and Development

As has been illustrated in previous
chapters, Monmouth has been experiencing
dramatic growth in population ever since the
1970’s. Most of the growth is in single family
homes, almost doubling the town’s housing
stock in 35 years. At the same time,
commercial buildings are springing up
throughout town.

Not unexpectedly, the development
occurring within Monmouth is having significant impacts upon the landscape and community.
Local residents express awareness, and often concern, over the pace of change taking place in
town. This chapter describes existing land uses, and prospects for the future — housing trends
and future development — and proposes a vision and direction for managing future
development in Monmouth.

Development Patterns: Historic and Contemporary

The pattern (location) of development helps
to define a community. One hundred homes spread
across the landscape will look a lot different — and
have greater impact on the cost of public services and
natural resources — than one hundred houses
clustered in a village.

Development patterns respond to economic
influences.  The settlers of the 18" Century
“sprawled” into the landscape looking for isolation
and good farmland. But, they needed commerce — a
pattern of small, commercial villages began to
evolve. North Monmouth grew into an industrial
center, based on its access to waterpower, and
Monmouth Center developed around its railroad
station. Many of the homes and other buildings in
these villages date to the 19™ Century. There has
been some replacement and infill since then;
however, very little has been done over the years to
expand the village limits.
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Monmouth’s lakes have long been one of its best assets. Scattered camps and cottages
evolved into virtual lakefront communities in the 20" Century. That form of development has
eased a bit lately, partly due to the shortage of available waterfront. Most new shorefront
development has been year-round rather than seasonal. Year-round homes have greater impact
on public services than camps.

The more recent trend in development has been towards suburbanization. Suburban
sprawl has been the dominant development pattern in America ever since the advent of paved
roads and reliable cars. Since the 1960’s, nearly all growth in Monmouth has been roadside
development. It doesn’t really matter where the roads are. Homes and small subdivisions are
all across the town. Routes 202 and 132 are well-maintained and may see slightly more, but
local roads from the South Monmouth Road to Back Street are becoming filled as well. The
Comprehensive Planning Committee has mapped subdivisions and new development and
observed no perceptible pattern of location.

The current way of developing is costing the town more money to provide services.
New development is going into areas that are more remote and harder to serve with snow
plows, fire equipment, and school
busses. Sewer and water service is
available between North Monmouth
and Monmouth Center, but does not
seem to be attracting growth any
more  than  other  locations.
Commercial development seems to
be migrating towards Route 202 —
an attractive location for roadside
business, but a vital arterial for
regional mobility.

Nearly as significant as the
developed areas are those that have
remained undeveloped. Monmouth has managed to retain a natural pattern of field and forest,
but it is far from secure. Much of south central Monmouth, from Cressey Road past Route 132
south of the village, along Cobboseecontee and Fish Hatchery Roads, to Pease Hill and Town
Farm Roads, still exhibits largely undeveloped road frontage. But the former Chick orchards,
covering much of northwestern Monmouth, have largely been sold off are no longer viable. It
has prime development potential. From Clemedow Farm south along Route 132 lies a lot of
development potential, too — recently made more valuable by the opening of the Sabattus
Interchange. These are now some of the town’s largest undeveloped tracts near that
interchange.

Residential Development

Single-family home construction and mobile home placement have overwhelmingly
dominated new building activity in Town since the 1991 plan. Over 15 years, Monmouth has
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seen over 450 new homes. That is about 1/3 growth over our entire housing stock in 1990.
How has that changed the town?

Residential lots can be as small as 30,000 sq. ft. on public sewer, but the vast majority
of new construction has been off the sewer. The Minimum Lot Size Ordinance requires at
least one acre lots, but most new homes are in rural areas where new lot sizes have been
averaging two to three acres. If we assume that the average new home occupies two acres, 450
of them consumed 900 acres — 1.4 square miles, or approximately four percent of the total land
area of Monmouth. That took just 15 years.

What is likely to happen over the next 15? Chapter 2 forecasted growth scenarios out
to 2020. Another 450 new homes would be a conservative estimate. Because Monmouth is
directly in the path of growth, an estimate between 508 and 600 new homes is more likely. If
new homes average the same lot size, the town is likely to see another five percent of our land
occupied by housing before too long.

While 1,000 acres of developed land may be difficult to visualize, there is a more
visible way to imagine new development. The Minimum Lot Size Ordinance specifies the
minimum road frontage required per lot. On public roads, each lot must have 200 feet of
frontage. 450 house lots occupy at least 90,000 feet of road frontage — the equivalent of 8.5
miles of road. In other words, fifteen years of new homes has resulted in 8 1/2 miles of
roadway going from uninhabited to a house on every 200 feet both sides of the road. Fifteen
more years is likely to add another 11 to 14 miles.

Subdivisions are a form of land
development that concentrates housing
units onto a small area. Though they
have a more visible impact on the
landscape, they actually have a more
manageable impact than the same [&8 e 784-3800)
number of lots scattered randomly i :
through town.

None of the subdivisions
approved to date have taken advantage
of the clustered housing provisions of
Monmouth’s ordinance.  Clustered
housing (the positioning of
development on only a portion of a
parcel, to conserve some undeveloped
land, rather than evenly distributed
development  throughout)  sounds
threatening, but is actually a model of
the traditional form of development in
Monmouth (villages and open land). A
more practical form of clustered
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housing — multi-family homes and apartments — has also been rare in Monmouth. Other than
Orchard View apartments, there has been little in the way of multi-family buildings in town for
many years. Monmouth’s current ordinances are seen as the primary obstacle to both cluster
and multi-family developments. In particular, the cluster subdivision provisions and the multi-
family housing ordinance are too restrictive or a disincentive to these types of development.

Perhaps the densest form of development in Monmouth is in lakefront developments
and mobile home parks. Some camp lots are on very small acreages and packed together to
maximize shore frontage. This is particularly evident on Sand Pond and portions of Cobbossee
Lake. Two mobile home parks exist in Monmouth: West Village on Route 202 near the Wales
town line and Lou-Lyn on Route 132 north of Monmouth Center.

Commercial Development

Commercial and industrial development has traditionally been confined to the village
areas. In past years, the motivation had been to draw on the concentration of people in the
village for employment and commerce; this is no longer the case. While Tex-tech is the
industrial anchor of North Monmouth, and the town’s retail center is in Monmouth Center, it is
no longer the practice to build new commercial buildings in the villages.

Monmouth’s largest commercial building
after Tex-tech is the former Dumont Plant. It is
located on Route 132 about % mile north of
Monmouth Center, on water and sewer, and in a
Pine Tree Zone. But even with these amenities,
the town has had trouble finding and keeping a
tenant in the building. Some of the newer
commercial development has looked to Route
202; the new Mormon Church and Credit Union
are just below the Route 132 crossroads, and

Route 202 has service stations, a roadside
restaurant, boat storage, and lumberyard.
Though it is reasonable for business to be
interested in the access and marketing
possibilities of this arterial road, the town
needs to be vigilant about the visual and
traffic  impacts of new highway
development.

Apart from the highways,
however, new businesses in Monmouth’s rural areas generally fall into two categories:
resource-based businesses, such as farm stands, and small home businesses, such as contractors
or mechanics. With respect to the latter, these businesses support existing rural landowners,
helping them to keep their land in its existing state while not placing new burdens on roads or
other public services. It only becomes a concern if these businesses begin to expand or cater to
a higher traffic (number of vehicle trips) customer base.
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Local Regulation of Development

The Town of Monmouth has power to affect individual land use decisions. This power
is expressed primarily in several ordinances, enacted under the town’s home rule authority or
under state mandate.

The Town regulates the construction of individual buildings under its Building Permit
and Minimum Lot Size Ordinance, last updated in 1993. The ordinance requires a building
permit for any new structure worth more than $1,500. The ordinance provides a set of
dimensional standards to be met for new lots and buildings, which vary depending on whether
the lot has access to public sewer. On sewer, one- and two-family dwelling lots must be at
least 30,000 square feet (except for clustered subdivisions), with an additional 10,000 square
feet per dwelling unit over two. Minimum road frontage for sewered lots is 150° on public
roads, 100” on subdivision roads. Buildings can cover no more than 50 percent of the lot.

Without public sewer, one- and two-family dwelling lots must be at least 40,000 square
feet (except for clustered subdivisions), with an additional 20,000 square feet per dwelling unit
if more than two on a lot. Road frontage on unsewered lots is 200’ on public roads, 150° on
subdivision roads. Buildings can cover no more than 20 percent of the lot. On all lots, the front
setback is 50°, except on Route 202, where it is 70’, side setbacks are 20’, and the maximum
height is two stories for homes, 35 for other buildings.

The Town has a Site Plan Review Ordinance, requiring approval of all non-residential
construction. This ordinance was adopted in 1997. In addition to a review process (planning
board review for buildings over 2,000 sq. ft.), the ordinance contains a fairly comprehensive
set of development standards, including regulation of phosphorous export, environmental
impacts, construction of roads and parking, and landscaping. The Town has a separate
ordinance (1987) for regulation of multi-family housing.

In conformance with state mandates, the Town also has ordinances governing
subdivisions, development in floodplains, and shoreland zoning. None of these ordinances
vary in great detail from the state mandates; both subdivision and shoreland zoning must be
updated in the next couple of years.

Since adoption of the 1991 plan, the Town has made several other efforts to manage
development, among them the Downtown Revitalization Plan, and a Smart Growth Plan.
Some of the recommendations outlined in those plans are repeated here.

Land Use and Development — Findings and Issues

The greatest issue facing Monmouth today is the trend of new residential development
towards sprawling across the town. This dilutes the traditional village-rural character of
Monmouth and results in higher costs for public services and subsequent pressure on taxes.
Sprawl development means more money spent on road maintenance, more school bus routes,
greater response time for fire, police, and emergency vehicles, less open space, and more
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environmental impacts. Development in the villages or nearby would improve the efficiency
of public water and sewer, reduce traffic, and provide more opportunity for local commerce
and community functions.

Monmouth identified this issue and provided recommendations for addressing it in its
1991 plan. These recommendations were either never implemented or had little effect, as there
has been no noticeable change in the residential development pattern. This suggests that the
town should look more closely at options other than those recommended in 1991.

A specific issue likely to arise in town over the next decade is development associated
with the new Sabattus Interchange. This may result in added demand for homes throughout
Monmouth, or it may actually accelerate subdivision along Routes 132 and 9/126. Either way,
however, it is likely to create traffic and service demands in the south side of town, a location
exactly opposite where growth pressures have traditionally come from.

The majority of new residential
development is not in subdivisions or
mobile home parks. It is in single
homes built on lots created one-at-a-
time. These lots commonly the result of
intra-family transfer (e.g. for a child to
build their home) or a landowner selling
some but not all of his property to
sustain the rest. While these are both
meritorious reasons, the overall impact
is a further scattering of development.

Sprawl is happening to a limited

degree with commercial development. The major highways are an attractive location for many
forms of business, while Monmouth Center has vacant buildings. To some extent, this is the
result of economic trends over which the town has little control. The town should seek out
innovative ways to encourage businesses to come back to the villages (or in close proximity)
and avoid Route 202. Increases in through traffic on Route 132 due to the Sabattus
Interchange is likely to be an economic enhancement for existing businesses in the Monmouth
Center village, but new commercial development along Route 132 will need strong
encouragement or requirements to locate in the village rather than outlining areas.

Monmouth’s Goals for Managing Development

The Town of Monmouth has the power in its home rule authority and the power of the
purse to encourage or discourage development. Managing new development is the single
greatest tool that the town has to realize its preferred future as a community. By planning for
the impact and location of development, the town can maintain the lifestyles and sense of
community of its residents and limit the costs of public services.
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In order to do this, the town must have a vision of the future that it wants to work for.
Monmouth may be a great small town now, but we must realize that you don’t stay the way
you are by doing nothing; doing nothing only allows others to define your future for you. In
developing the Land Use Plan, we have used the following to guide us:

e The Town of Monmouth wants to perpetuate its small town character, derived in part
from the distinctive village and rural landscape of our community. We wish to retain
our connection with rural values, through the preservation of sustainable farms, forest,
and open space.

e The Town wishes to promote growth which will be of benefit to its citizens, including
commercial and employment opportunities, but which will enhance rather than detract
from the current pattern of village and rural areas and will provide for more efficient
public services rather than becoming a tax burden.

e The Town wishes to preserve its environmental assets -- the quality of its lakes,
streams, and groundwater, its scenic rural spaces, and its diversity of wildlife.

e The Town recognizes the rights and inclinations of residents to live in ways they see fit,
while at the same time respecting the property values and peace of mind of neighbors
and the community as a whole.

e Whatever development rules the Town establishes to carry out these principles should
be the minimum necessary to protect the well-being of the community, should be clear
and easy to understand, and should ensure that development itself is economical, both
in its costs to the developer and its impact on future taxpayers.

A Vision for New Development
. New development in the villages (Monmouth Center and North Monmouth),
particularly regarding commercial development, should be in keeping with the existing

village scale and character. Retail, office, service, food and entertainment businesses
are generally most appropriate in scale and impact for Monmouth’s villages.
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Residential and/or commercial infill development will be encouraged where density
and natural resources impacts allow in the villages.

. Routes 202 and 126 are appropriate for well-sited highway commercial development of
a scale larger than in the villages. Industrial or manufacturing uses are best located
along the Route 202 corridor, a road most suited to handle the trucking and other
traffic. Encouraging development at the crossroads on Routes 202 or 126, with proper
access management, is a preferred alternative to sprawling highway strip development.

. Excepting large commercial developments or high-impact commercial uses, most types
of new commercial development will continue to be allowed throughout the town;
improved performance standards and possible impact fees, rather than use restrictions,
will serve to maintain town character and address impacts on town services.

. In the rural areas, new small businesses and home-based businesses (including
agricultural operations) will continue to be allowed and supported; these uses have long
been an important to the town’s character.

The implementation of this vision for development is expressed in the Land Use Plan,
described over the next few pages.

Land Use Plan

Monmouth’s Land Use Plan was developed by the Comprehensive Planning Committee
based on findings and issues, public comment from local forums and questionnaires (see
Appendix A), and the vision stated above. The Land Use Plan consists of a map (Appendix B)
and narrative describing Monmouth’s growth and rural areas, and recommended changes to
both regulatory and non-regulatory strategies to guide development.

Designation of Growth Areas:

Maine’s Growth Management Law requires towns preparing comprehensive plans to
designate areas preferred for new development, termed “growth areas,” and areas where
existing land uses should prevail, termed “rural areas.” This approach can be viewed as the
perpetuation of villages and countryside, or as the identification of portions of town with
amenities and capacity for growth versus areas with environmental or other constraints. The
law only says that growth areas must be “suitable for orderly residential, commercial, or
industrial development.”

The town may choose to create subareas out of that initial designation, such as
industrial districts exclusively for large scale industry, resource districts for protecting the
environment, or transitional districts, where development may create a transition from rural to
growth. Monmouth’s 1991 Plan created several such districts, such as Village Residential,
Village Business, Commercial/Industrial, and Resource Conservation Overlay. These were
never implemented, however, and this plan opts instead for the simpler designations and
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achieving goals such as village enhancement or resource conservation through performance
standards and other techniques.

The town cannot create a growth area so large that it would make the designation
meaningless, so a growth area must be limited in size. In Monmouth, the size is dictated by its
expected growth. The following procedure set the optimum size of the growth area.

e According to plan projections, Monmouth can expect 500 to 600 units of new housing
growth by 2020. A growth area should accommodate at least 2/3 of projected growth.
That means there must be room for between 330 and 400 new units in the growth area.

e Translating housing units to acreage requires substantial assumptions. At Monmouth’s
minimum lot size, 330 to 400 new units would occupy at least 250 to 300 acres of land
if on public sewer (presuming sewer is available throughout the growth area).
However, as a practical matter, new homes are seldom built on the minimum lot size,
and additional land is necessary to allow for roads, drainage, etc. The rule of thumb is
to triple the minimum to arrive at an “average land per housing unit.” For Monmouth,
this figure would be 750 to 900 acres. On the other hand, reducing the required land
per unit in the growth area (and therefore land cost), results in more homes on fewer
acres, and less total consumption.

e Additional land requirement must be assumed for commercial growth. Where there is
no separate district designated, about the best we can do is assume that 10 percent of
new development will be commercial. That would mean around 30 acres (at ordinance
minimums) to 90 acres (at “averages”). If projections showed the town were about to
be overrun by strip development, we would bump that number up substantially.

e All of this must be taken with a grain of salt, as it is market forces which result in land
development, far more than projections and lot size ordinances. Therefore, the growth
area must be far larger than the actual need — accommodating not only existing
development, unbuildable land, and growth beyond the 15-year planning window, but
enough so that land prices are not inflated by an artificial supply shortage. This means
multiplying everything by a factor of two or three, depending on the amount of existing
development in the area. Monmouth’s target growth area could be anywhere between
1,200 and 3,000 acres.

The next step is to find a place for the growth area. The Growth Management Act
specifies only that a growth area must be “suitable for orderly residential, commercial, or
industrial development.” Suitability may be subjective, but we can generally assume that
means no major environmental constraints, such as steep slopes or wetlands.

From a more practical perspective, we want to identify a growth area that makes sense
for public services. Some services are directly location-sensitive -- public water and sewer
service, and road access. Others are a little less so — proximity to a fire station, recreation
area, or school. Development that is accessible to public water, sewer, and good roads, and
preferably near schools and existing service centers will cost the taxpayers less. There are
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secondary considerations as well, such as what’s happening across town boundaries, or the
location of lake watersheds.

MONMOUTH GROWTH AREA

Monmouth’s Land Use Plan identifies its growth area as the land easily reached by the
public sewer system or a reasonable extension. The Land Use Map (Appendix B) indicates
that this is approximately 2,819 acres, including most of North Monmouth, a portion of Route
202, all of Monmouth Center, and approximately 500 acres in the general vicinity of Norris
Hill and Blue Roads. The Norris Hill/Blue Road area is included because it has good
development potential close to the village, and could, in the future, be easily reached by public
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sewer and water. Since it includes a lot of existing development, 2,819 acres is well within
the size requirement for the growth projection. Besides public sewer, the growth area includes
the public water system, the schools, and nearly all public service facilities.

The remainder of the town is the rural area. This does not include (nor do the plan
recommendations affect) property already zoned under the state mandate for shoreland zoning.

The Growth Area — Encouraging Villages and Neighborhoods

It is not enough to designate a growth area and hope that 2/3 of our growth occurs
there. We need to adopt town policies that will draw development into the growth area. At the
same time, we must recognize that, short of the government actually building the houses, we
cannot guarantee that our policies will provide sufficient motivation.

The visual distinction between growth and rural areas tends to be the density of
development. A growth area will eventually be filled with development, so its design and
density have much to do with how “livable” it is and how efficiently we can provide services.
Options that meet both efficiency criteria and affordability (more economical to build if they
are closer together) should be favored.

Because we are trying to attract development, our primary objective should be to work
within the free market structure — creating financial motivation for private developers to build
in our growth area than rural area. (This is a challenge, because much of the development in
Monmouth is still family-based, i.e. the choice to build is based on family land or proximity —
therefore, relatively unaffected by economics.) This should be worth some public investment,
since the objective is to save dollars in the long run.

This plan recommends the following set of strategies designed to encourage growth in
Monmouth’s growth area.

e The plan recommends reducing lot size and frontage requirements from the current
30,000 sewer/40,000 unsewered standard to a size closer to what is currently on the
ground in the village -- 15,000 to 20,000 square feet per house lot.

e The plan recommends a housing density incentive (higher densities) if a developer
contributes to open space or designs a development for affordable housing. Creative
subdivision design (e.g. clustered housing) will be an option with incentives but will
not be required in the growth area.

e The plan recommends that town officials be more pro-active in working with
developers to achieve good development in the growth area. This means more than
just reviewing subdivision applications:

o The town should work directly with developers on a case-by-case basis on
effective site design, with design assistance, written guidelines and other tools.
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o The town can plan out roads and utilities in an efficient manner, making an
offer of town acceptance or cost-share if developers construct the facilities to
our specifications.

0 The town can take the lead in building workforce housing forming a non-profit
for the purpose or engaging other housing groups (This is a long-term strategy).

0 The town, through its Economic Development Commission, should establish a
marketing and incentive program directed at increasing commercial occupancy
rates in the villages.

e The plan recommends that the town design and build phosphorous control
improvements on a village-wide basis (carried forward from the Downtown
Revitalization Plan), using impact fees for financing.

e The plan recommends an Historic District be established in the area of Cumston Hall.
This district, whose boundaries will be defined upon closer examination, will ensure
that new development is not completely out of character with the Hall.

e The town must make public investments in the growth areas, as follows:
0 priority for road improvements,
o expansion of sidewalk system and rehabilitation of existing sidewalks,
O new or expanded recreation areas, and
o village beautification.

These public investments will appear in the CIP. The town will actively seek funding
from grants or other out-of-town sources.

e The plan recommends a close review of design measures to limit strip development
along Route 202. These would include new criteria for the design of buildings and
signs, adjustments in setbacks, and parking and circulation standards beyond what is
already in the site plan ordinance. Development could be clustered on Route 202 at certain

crossroad locations, with proper access management, as a preferred alternative to sprawling
highway strip development.

The Rural Area — Sustaining Traditional Uses and the Rural Landscape

The rural area has been referred to as just “the rest of town” — pretty accurate for small
towns but not really reflective of the reasons we are trying to keep it that way. Assets worthy
of saving in rural Monmouth include natural resources (wetlands, natural areas, habitat, steep
hillsides) and economic resources (productive farm and timber land). At the same time, we
want to discourage sprawl to minimize the cost of distance-sensitive public services.
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The impact of one-by-one single family home development (residential sprawl) in the
rural areas of town must be addressed not only through strategies to encourage growth in the
villages, but also by proactively increasing open space protection and planning. The town’s
irreplaceable natural, scenic, cultural, and recreational resources in the rural areas are at
increasing risk from sprawl, and equal efforts in conservation and growth management are
needed to best protect them. Monmouth’s rural economic resources — farmland and woodlots —
are included in this dual approach.

Some portions of the rural area need different strategies because of particular resources
to be protected. For example, some of the lakes have higher protection levels than others.
(Monmouth has chosen to address these through performance standards.) More restrictive
strategies are needed for special conservation areas such as the Bog Brook area. Many of these
are listed in the Natural Resources, Chapter 8.

Policies for protecting areas or resources are always more regulatory in nature.
Although this plan tries to emphasize motivation rather than regulation as a means to manage
development, this is often hard to accomplish. That is partly because the attractiveness and
tradition of rural development in Monmouth is a strong motivator in itself, and a weak
incentive like smaller lot sizes is not likely to make a difference. Strategies for sustaining
working lands that are not the object of some special protection (state mandates and
protections) are more problematic. While regulations and limits are more effective, financial
disincentives are more acceptable under our Vision.

The plan recommends the following individual strategies to protect our rural landscape
and encourage land uses that provide an economic alternative to development.

e Because the town now has only rudimentary information on the impact of development
in the rural area, this plan recommends the town set up a monitoring and reporting
system for new construction. This will also be used to determine the rate of commercial
development in the rural area. The code enforcement officer and planning board will
be responsible for monitoring development and preparing annual assessments.

e No changes are recommended in the lot size or dimensional requirements now in place.
(Existing lot size and dimensional standards — minimum lot size: 40,000 square feet;
maximum lot coverage: 20%; minimum street frontage: 200 feet on public road, 150
feet on subdivision road; minimum setbacks: 50 feet front, 20 feet side and rear)

e The plan recommends the following strategies for limiting new rural subdivisions:

o Limit the rate of development (lots built per year) for any new rural subdivision.

0 New mobile home parks should not be permitted in the rural area.

e The plan also recommends additional strategies for rural subdivisions:
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o0 New subdivisions in the rural area would be given two options — either design
as a clustered-style subdivision or pay an impact fee to the town’s open space
fund.

o0 In major subdivisions, only two access points would be permitted (This requires
the construction of internal subdivision roads or shared driveways.)

e The plan recommends adoption of the following policies:

o0 Public sewer and water will not be extended beyond the boundaries of the
growth areas (because water service is private, the town will negotiate with the
association to establish this policy.)

o New subdivision roads will be kept private (not accepted by town) except under
extraordinary circumstances.

e The plan recommends that all new rural lots, when created, must pay an impact fee for
phosphorous mitigation. The fee will be calculated based on which watershed the lots
are located, and must be used for mitigation in that watershed. Credit will be allowed
for phosphorous mitigation charges by the Cobbossee Watershed District or DEP.

e The plan will support local working landscapes by minimizing future regulatory
burdens on farm development and commerce.

e The town will encourage more landowners to sign up for the Tree Growth and Farm
and Open Space property valuation.

e The plan recommends that we protect farmers from neighboring development with
trespass and setback protections. These must be spelled out, for example: a required
setback for principal buildings of 100 feet from active farmland.

e The plan recommends that we provide support for local woodlot owners, for example
by holding woodlot management courses or retaining a “town forester.”

Implementation of Land Use Strategies:

Implementation of the Land Use Plan will be the responsibility of the Town Manager
and selectmen, but most of the activity will be delegated. Implementation strategies can be
divided into regulatory and non-regulatory actions.

Non-regulatory strategies consist of policy changes and public investments. Policy
changes must be initiated for the most part by selectmen or town meeting vote. Public
investments should be channeled through the CIP, though many of them are suitable for
funding outside of the general revenue stream of the town.
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One of those non-traditional forms of revenue is the impact fee. The plan recommends
two sets of impact fees. The first will be developed and applied based on the Open Space Plan,
according to recommendation 7.2. The second is identified as a phosphorous mitigation fee,
and is intended to take the place of “fine” fees now collected by Cobbossee Watershed District.
In both cases, the use of impact fees is limited to projects directly tied to the purpose of the fee.

Regulatory strategies consist principally of changes to ordinances under the jurisdiction
of the planning board. The planning board should take the lead in making revisions to these
ordinances, though it is recommended that the board be inclusive in seeking out community
participation and consensus for revisions.

An overhaul of the town’s land use ordinances can achieve many objectives, but there
are two in particular worth considering: 1) revisions should make the ordinances easier for both
town officials and developers to use and 2) ordinances should reflect the most up-to-date
technical standards and approaches, benefiting both the town and the developer.

e This plan recommends that the town combine the subdivision, building permit, site plan
review, mobile home, and multi-family ordinances into a single ordinance or code.
This will ensure that we are not requiring multiple permits, using different definitions,
and applying conflicting standards to development. A single ordinance will contain
generally the same level of regulation, but the permitting, appeals, administrative,
definitions, and other sections would be combined into a single process. This plan
recommends that the Shoreland Zoning Ordinance be kept separate.

e Regardless of whether the separate ordinances are consolidated or not, several changes
have been recommended by the Land Use Plan and elsewhere in this plan. A summary:

o0 The dimensional requirements in the building permit ordinance will be changed.
The plan recommends reducing both frontage and lot size for lots in the growth
area. (The only state requirement is a minimum of 20,000 s.f. for lots on septic.)
It also recommends an increase in densities (reduced lot area per unit) for
clustered and possibly multi-family housing.

0 The subdivision ordinance will establish any limitations on the rate of
development of rural subdivisions. A new performance standard would
stipulate, for example, “no subdivision in the rural area may exceed ten lots per
year, not to exceed twenty lots in any five-year period.”

0 The limitation on mobile home parks must be placed in the performance
standard or ordinance for mobile home parks, and just say “the establishment of
new mobile home parks in the rural area is not allowed.”

0 When the town implements its policies to pre-plan roads or utility locations, or

large scale phosphorous measures, appropriate ordinances must be revised to
motivate developers to build these locations into their plans or provide a
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suitable alternative. These would be located in the road, sewage disposal, or
phosphorous mitigation standards.

0 When the town adopts an impact fee system for open space and/or phosphorous
mitigation, the ordinance will have to include provisions. Since impact fees will
apply to some — not all — development, by location, it will have to be spelled
out.

0 The performance standard for roads will change in many respects. New
standards will be in effect for village roads, private roads will have to serve new
lots in rural areas, and interconnections and other design measures are necessary
for commercial along Route 202.

0 There are several performance standards that should be updated either because
technology or science has changed (e.g. new information on wildlife habitat) or
based on plan recommendations (e.g. simplified but more specific phosphorous
controls.)

It is the recommendation of this plan that all revisions of development ordinances that
have been recommended will be included in a revision of the ordinances within a year of
adoption of this plan, for possible enactment at the general election in 2008. Other revisions to
ordinances that are contingent on studies or other activities (e.g. designation of Cumston Hall
Historic District) will, of course, wait until a proper basis has been put in place.
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