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STATE GOAL

None Required

OVERVIEW

As a small, relatively poor rural community of some 35.82 square miles, located in the Bangor Metropolitan Area, Clifton benefits from its proximity to a moderately sized city with good access to shopping, medical facilities and entertainment options while avoiding any significant urban sprawl.  A primary reason for this is the actual commuting distances to Bangor and Brewer where most of the better-paying jobs are located.  Clifton, having few industries and businesses of its own, has little to offer in the way of substantive job opportunities within the city limits.  On the plus side, the lack of development has allowed the town to maintain its rural persona, notwithstanding the development of two wind turbine projects which may be seen from most areas of the town.

In 2021, there were some 686 parcels of land comprising a total of 20,289 taxable acres of land in Clifton for an average size of 29.58 acres per parcel.  By comparison, the average parcel size was 34.07 acres in 2002.  Approximately 42% of the parcels are coded as residential and are typically less than 10 acres in size.  The parcels coded as waterfront also have considerable residential use, both year-round and seasonal. However, the average parcel size for waterfront properties is deceptive as 5 parcels account for approximately 3,742 of the 5,397 total waterfront acreages.

DWELLINGS

According to the town’s 2021 commitment book, there are a total of 427 structures classified as residential in some capacity.  Of these, 332 are one family homes, 2 are two-family homes, 78 are seasonal camps, and 75 are mobile homes.  The 11 remaining structures include recreational and other various structures

According to town records over the 2010-2020 timeframe, a total of 73 building permits were issued for new construction year-round residential dwellings while two permits were for new seasonal dwellings.




COMMERCIAL

As of 2021, there are 27 properties coded as commercial in the town commitment book, up from 11 in 2000.  At that time, the largest acreage and tax valuation were for the since-closed Williams Lumber Mill on Airline Road (Route 9). Other commercially used parcels were primarily on the west end of Town along the Route 9 Airline Road corridor.  These included at one time or another a country store with associated gas station, a trucking company, an auto repair, blueberry sales, and various other small businesses.  Additionally, a major recreational site, the Parks Pond Campground and its affiliated 9-hole Sawmill Golf Course, is also located on the end of the town along Route 9.

The closing of a sawmill in the early 2000s was a major economic blow to the town.  Since then, the 132-acre parcel has been utilized by a waste wood/mulching operation recycling although almost 20 acres at the back of the property has been earmarked for a 20-acre 4.88-megawatt solar array project.

Additionally, the construction of Pisgah Mt wind farm in 2016 and the soon to be constructed Silver Maple wind farm, scheduled to go online in 2022, serve as a much needed economic boost for the town’s tax base.

SUBDIVISIONS 

There have been no subdivisions in Clifton since the last Comprehensive Plan was published in 2005.  Public encouragement or interest for any future subdivisions appears lukewarm at best as evidenced by the 2018 town survey regarding land use development preferences in Clifton.  Of the 75 responses received on how they viewed subdivision development in town, only 11 citizens (14.67%) chose the “really like this” response, while 16 (21.33%) selected “favorable” as their response.  On the other hand, 13 (17.33%) viewed subdivisions in an “unfavorable” light with 10 respondents (13.33%) selected the “really don’t like this” response.  The remaining 25 citizens (33.33%) had “no opinion” on the issue.


AGRICULTURE AND FORESTRY 

As of 2021, there are a total of 81 parcels of land comprising 13,747 acres enrolled in the State’s tree growth program.  By comparison, there were 64 enrolled parcels (13,269 acres) in 2002 and, by 2016, the total had grown to 79 parcels (13,842 acres).   Agriculture has virtually no footprint in Clifton.  In 2021 for example, no acreage in Clifton was classified as farmland under Maine’s Farm and Open Space Tax Law Program.  Until 2016, there was, however, a mostly forested 58-acre commercial farm that produced and sold perennials and other household plants.  See Chapter 3 for additional information regarding Clifton’s forestry and agricultural resources.

EXTRACTIVE USE

There are seven active or retired gravel pits/quarries in the town, mostly in the vicinity of Springy Pond.  As of 2021, an additional quarry 4.9-acre quarry is planned in the vicinity of Route 9 near the old Williams sawmill site.

RECREATIONAL USE

Significant areas of the town support recreational use of all types. Some of the more prominent include the commercial Parks Pond Campground and Moore’s Sawmill Golf Course are the Town’s only commercial recreational use businesses.  Additionally, the Boy Scouts of America own a 931 acre tax exempt parcel and its Katahdin Scout Reservation and Camp Roosevelt facility in the southeast corner of the town

A number of areas in the town support rock climbing and other related activities.  These include Eagle Bluff, Parks Pond Bluff, Big Chick and Fletcher Bluff.  Additionally, the town boasts of some 30 miles of snowmobile trails in the Clifton area.  See Chapter 7 for more information regarding Clifton’s recreational resources.

INDUSTRIAL ENERGY PRODUCTION

The town has developed somewhat of a reputation as site for renewable energy production in the greater Bangor area. In 2016, the Pisgah Mountain wind project became operational following a lengthy multi-year permitting and legal challenge process.  Consisting of five 1.8-megawatt Vesta wind turbines and related hardware, the site occupies approximately 138 acres.  Additionally, in 2020, the town gave provisional operating approval for construction of the Silver Maple wind project located adjacent to the Pisgah Mountain site.  Scheduled to become operational in 2022, the project will consist of five Vesta 4.0 megawatt turbines and occupies an area of approximately 135 acres. 

The town is also pending the granting provisional approval for the construction of a 4.88-megawatt solar power array that, if completed, would occupy just under 20 acres of land behind the old William’s sawmill site


THE CLIFTON LAND USE ORDINANCE
Prior to 2010, the town utilized a variety of individual ordinances to regulate land use, construction, and other activities.  That changed on June 8, 2010, when the Land Use Ordinance of the Town of Clifton Maine (hereafter CLUO) was first enacted.  Subsequently revised or updated March 19, 2011, July 1, 2014, and November 7, 2017, the CLUO is the primary vehicle that provides a comprehensive set of submission and construction requirements, workflow and administrative procedures, and enforcement directions guiding land development in Clifton.  While many aspects of the CLUO reflect local preferences, the CLUO is also designed to satisfy state and federal statutory and regulatory requirements.  The town’s Planning Board is responsible for proposing any modifications to the CLUO which then must be approved by a town vote.  The town’s Code Enforcement Officer is responsible for enforcing the CLUO and all enabling state laws.

At the time of its enactment, the CLUO replaced, repealed, or otherwise consolidated a number of ordinances including the Board of Appeals Ordinance, the Building Permit/Site Plan Review Ordinance, Nonresidential Site Plan Review Ordinance, Excavation Ordinance, Manufactured Homes Ordinance, Subdivision Ordinance, Floodplain Management Ordinance and Shoreland Zoning Ordinance.

The CLUO established the town’s Growth Management Areas (GMA).  Although discussed in much greater detail in the Future Land Use Plan portion of the Comprehensive Plan, the GMAs briefly are as follows:
GMA 1 – Most densely settled areas of the town
        GMA 1A – The town’s “village”
        GMA 1B – The town’s industrial/commercial growth district
GMA 2 – Less densely settled areas of the town
GMA 3 – The towns’ rural area

 The CLUO also established the town’s Board of Appeals which is responsible for administrative and variance appeals.  (Note:  Enforcement actions or decisions of the Code Enforcement Officer relative to violations of the CLUO are NOT subject to review by the Board of Appeals.)

ELEMENTS OF THE CLUO

We believe the CLUO is an effective tool that is fully compatible with and, indeed, consistent with the town’s vision.  It provides permit applicants/developers/town officials with very detailed, comprehensive guidance on how to proceed with a project, whether it is adding to an existing structure, building a new home, or undertaking a major development project such as a wind farm.  We also believe the CLUO provides a good balance between encouraging development while protecting and nurturing the rural character of the community.  

The CLUO also has the active--or at least tacit support--of the citizenry.  For example, the 2017 revisions were overwhelmingly approved by the town voters.  We also believe the CLUO mirrors the town’s values with respect to development.  For example, one of the 2018 town survey questions regarding land use was “Should the town put more effort into developing local business and employment opportunities,” fully 66% of the of the 71 citizens who responded answered “yes.”  

Nevertheless, the CLUO is not without its critics.  It is long, complex and, for the uninitiated, difficult to use at first impression.  For this reason, the town also published a Clifton Land Use Ordinance User Guide to accompany the ordinance.  The guide assists the reader in navigating all of the CLUO’s many different aspects and is available on the town website along with the CLUO.  In future revisions, consideration will be given to finding ways to streamline certain areas of the CLUO consistent with meeting all legal 
requirements.

The town faces certain challenges with respect to maintaining and recommending needed updates to the CLUO when circumstances warrant.  In particular, the Planning Board has not had its full complement of members and alternates for the past four or so years.  Additionally, the Board has also experienced a degree of turnover of its members/alternates in recent years which has further reduced its effectiveness and continuity.  Aggressive efforts to recruit new members has, as of this writing, met with limited success.  Nevertheless, the Planning Board has not had a problem with mustering a quorum for its meetings.

The town has a highly experienced Code Enforcement Officer who has served the town since 2003.  Although Clifton shares his services with several other nearby towns, we are confident that the town could provide temporary coverage by drawing upon the services of other nearby Code Enforcement Officers should our own become unavailable.     

CONTENTS OF THE CLUO

The following summary identifies each Article within the CLUO as well as a brief description of its contents. While possibly providing more details than is necessary for this comprehensive plan, the level of effort required in its initial creation and periodic revisions has been a matter of pride among the town’s officials—both current and past. 

Article 1 – Ordinance Establishment establishes the ordinance and provides an understanding of basic concepts adopted by the town for the application of this local ordinance.
  
Article 2 – Administration, Enforcement, Violations, and Penalties contains the administrative guidance establishing the various positions responsible for implementing the ordinance as well as providing a high-level overview of the local process.
  
Article 3 – Establishment of Growth Management Areas establishes three primary growth management areas: an area for general mixed development, an area primarily for rural residential and resource-based uses, and a rural preservation area, primarily for recreational and resource-based uses.  It also establishes the Shoreline Management Area, the Flood Hazard Management Area and Special Protection Management Areas.
.
Article 4 – Growth Management Strategy establishes allowed uses in residential and non-residential areas.

Article 5 – Permitting Procedure discusses the legal aspects of permit issuance, which is primarily accomplished through the Code Enforcement Officer.

Article 6 – Site Plan and Subdivision Review is the starting point for most developers, homebuilders, or other types of land use impacts. It directs the applicant where to look to determine if the proposed use is an authorized use and helps determine the approval jurisdictional authority – principally the Code Enforcement Officer or the Planning Board.  The Article also lays out the process and gives the applicant guidance for the required steps and submission requirements.

Article 7 – General Performance Standards provides the General Performance Standards for major types of activities. These standards are applicable to all development in town whether there is a requirement for a permit.

Article 8 – Residential Uses, Dimensions, and Standards contains the tables designating the types of residential activities allowed in each zoning district as discussed in Articles 3 and 4 along with the approval and permitting authorities.
 
Article 9 – Shoreline Management Area Uses, Dimensions and Standards is the shoreland management portion of the CLUO and almost entirely comes from the State Shoreland Zoning standards. The town does not add anything beyond the minimum state requirements.

Article 10 – Flood Hazard Area Development covers Flood Hazard Area Development based on the Federal Emergency Management Agency (FEMA) maps. This portion of the ordinance contains applicable federal regulations that are locally enforced within federally designated flood zones.

Article 11- Special Protection Areas contains guidance for three areas selected by the town for protection. These areas are the gravel aquifers identified on various maps in the CLUO and Comprehensive Plans; the area around the Bangor Water District lands (the reservoir for the Bangor Water District is wholly within watershed land owned by the Bangor water district – no development allowed except that required by the water district to perform its mission); and the Shipley Conservation Easement Overlay. This land is a privately owned conservation area.

Article 12 – Non-Residential Impact Assessment and Dimensional Requirements contains criteria for assessing non-residential project impact and guides the type of review process the Planning Board will undertake including number of hearings, submissions, etc.

Article 13 – Non-Residential Allowed Uses and Tables contains a table of allowed non-residential uses by zoning criteria and has a relationship with Articles 3,4 and is equivalent to Article 8 for residential uses.

Article 14* – Specific Project Standards covers 10 types of specific activities with standards, submission requirements, and procedural guidance above and beyond “typical” projects
.
Article 15 – Major Development Standards contains the generic major development standards for cluster development projects, road design, storm water, and other utilities.

Article 16 - Non-Conformity Provisions helps applicants in situations with existing structures or lot sizes created before the existence of the CLUO. This section guides the town and applicant toward compromise solutions resulting in the best possible outcome for situations outside most controls.

Article 17 – Establishment of Board of Appeals contains the processes in case either the applicant or other interested party believes the Planning Board or Code Enforcement Officer came to a bad conclusion either approving or disapproving a project.

Article 18 – Definitions contains a long set of words used in the ordinance. In the case of a misunderstanding, the definition of the word or word group listed in this section will guide the interpretation of the ordinance.

*Note:  There are ten types of development considered unique by the town with requirements that are above and beyond the standard requirements for other projects and are addressed in Article 14.  These development projects are listed below.  Most also require some type of operational permitting.   

Adult businesses have severe limitations on where they may be located along with a variety of limitations on signage, setbacks, and alcohol sales.  An annual operating permit is also required.  As of 2021, there are no adult businesses licensed to operate in Clifton.

Campgrounds and travel trailer parks requires additional review, but no operational permitting is required.

Extractive industries portion of the CLUO essentially adopted Maine statutes regulating these types of industries and authorized the town’s Code Enforcement Officer to use the state code to enforce compliance. 

Junkyards, automobile graveyards and automobile recycling businesses require an annual operational permit review.  With some minor additions, the CLUO primarily adopted state statutes regarding these types of businesses.  The town previously had a separate ordinance for waste management activities such as oil and fuels storage and disposal, has since been consolidated into the CLUO.

Mobile home parks were, prior to the adoption of the CLUO, subject to a separate ordinance.  Existing mobile parks are only subject to the CLUO if they expand.  An operational permit is required.

Telecommunications towers require operational permitting.  

Small wind energy systems (under 100 KW), which are mainly geared towards homes or small businesses, do not require a preconstruction sound study.  Once operational, however, certain requirements must be adhered to.  Very small systems (under 10 KW) need only obtain approval and permit from the Code Enforcement Officer. Additionally, operational permits are required for any systems over 10 KW.  Meteorological towers are also covered in this portion of the CLUO. 

Large wind energy facilities portion of the CLUO was substantially revised in 2017 to incorporate the lessons from the Pisgah Mountain wind farm project permitting process.  These revised standards were used when the Silver Maple wind project permitting process took place during the 2019-2020 timeframe. This portion of the CLUO is extensive and applies to any site designed to supply over 100 KW of electrical power generation. Operational permitting is a major requirement for this type of development following a rigorous application process.  Since the town’s Planning Board has limited expertise regarding some of the technical aspects of large wind energy projects, the CLUO also contains provisions that allows the town to hire technical experts/consultants of its own choosing at the applicant’s expense to assist in the permitting process.  Moreover, the ordinance contains provisions requiring an applicant/owner/operator to have sufficient funding to handle decommissioning at the end of the project’s life cycle.

Medical marijuana registered dispensaries and medical marijuana cultivation facilities must fully comply with state law with the CLUO addressing operational permitting protocol. In the near future, the CLUO may need to be further revised to address recreational marijuana-related retail and cultivation activities should the town decide to allow such undertakings. 

Drug treatment centers addresses siting issues and implementing an operational permitting protocol.

RESIDENTIAL/BUSINESS DEVELOPMENT 

Generally, residential uses include single-family homes, multi-family dwellings, congregate housing, and mobile home parks. Residential uses also include accessory apartments, bed and breakfasts, and various types of home businesses. Currently, minimal lot size for single family residences in GMA 1 and 2 is 2 acres (3 acres for multi-family residences) while 5 acres are required for both single- and multi-family residences in GMA 3.  Unless grandfathered, lots within the shoreline management area should have the same minimum size as the underlying GMA the land is located in. The Planning Board is considering revising these standards for town approval during its next CLUO review cycle.

Within GMA 1, general institutional, industrial, and commercial uses are allowed although size, impact or other factors may result in the activity being restricted to or prohibited within GMA 1A or GMA 1B. Large, high impact general commercial and industrial uses are typically limited to GMA 1B and, with certain exceptions, prohibited in the rest of the town.

Except for larger and/or higher impact uses, general commercial or industrial uses are allowed in GMA 2.  This may include some activities with a moderate impact. As well as light industrial or commercial activities. No general commercial, general industrial or general institutional uses are allowed in GMA 3 although some resource-based non-residential uses are allowed. Should a developer propose a general commercial, general industrial, or general institutional project in GMA 3, the developer may work with town officials in accordance with certain procedures in the CLUO.

Several development activities in the town require a site plan or subdivision review by the Planning Board.  Although not inclusive and with certain exceptions depending upon location or other circumstances, this includes permit applications for the following:
--Certain residential uses applications
--Non-Residential uses applications
--Shoreline management area applications
--Flood hazard management area applications
--Significant aquifer management applications
--Non-conforming structures, uses or lot applications
--Subdivision applications
--Expansion of existing nonresidential buildings or structures
--Construction of new or enlargement of existing multi-family housing
--Certain expansion or new construction of paved surfaces
--Commercial uses of land that does not involve buildings or structures 

 ALLOWED RESIDENTIAL USES AND ACTIVITIES

The residential portion of the CLUO provide the social structure of the community whether it is single-family homes, multi-family dwellings, congregate housing, and mobile home parks. It also includes the accessory uses of an accessory apartment, a bed and breakfast, a home business, or a home occupation and is intended to maintain safe and affordable housing in friendly and functional neighborhoods.  The following table identifies those uses and activities (Note:  Special exemptions apply in the Resource Protection District):

Key:
N - not allowed
C - requires CEO permit, no Planning Board review
C* - Planning Board review required in the Shoreland Management Area: (Additional requirements/standards may also apply)
P - requires CEO permit following Planning Board review
L- requires plumbing permit

	Land Use Activity
	GMA 1
	GMA 2
	GMA 3

	Accessory Residential Unit
	C/L
	C/L
	C/L

	Bed and Breakfast
	C/L
	C/L
	C/L

	Conversion of Seasonal Dwelling to Year-Round
	C/L
	C/L
	C/L

	Conversion to Multi-Family Dwelling (more than 2)
	P/L
	P/L
	P/L

	Home Occupations Level 1
	A
	A
	A

	Home Occupations Level 2
	C
	C
	C

	Mobile Home Park
	P
	N
	N

	Multi-family Dwelling – 3 to 6 dwelling units in a single structure (restricted to no more than 6 units in a single structure in GMA 1 and no more than 4 units in GMA 2)
	P/L
	P/L
	N

	Residential back lot development
	P
	P
	P

	Single Family Detached Dwelling – Includes mobile homes, and both seasonal and year-round homes**
	C*/L
	C*/L
	C*/L

	Two family dwelling - duplex
	C*/L
	C*/L
	C*/L

	Yard Sales, less than 4, 3-day events per year are allowed without a permit; 4 or more events shall be treated as a Level 2 Home Occupation
	A
	A
	A

	Accessory structures, services or uses that are essential for the exercise of a use listed above, except for structures with height >35 feet which require site plan review.
	C
	C
	C



LOT DIMENSIONAL STANDARDS*

The CLUO lot dimensional and other currently in effect in Clifton are listed below.  Some of these standards may be recommended for change when the Planning Board conducts its next review of the CLUO. 

	Dimensional Requirements
	GMA 1
	GMA 2
	GMA 3

	Single Family 
min lot size
	2 acres
	2 acres
	5 acres

	Multi-family and duplex min lot size
	3 acres
	3 acres
	5 acres (duplex only, multi-family not allowed

	Max lot coverage in shoreline areas
	20%
	20%
	20%

	Min front setback on Rt 9 & RT 180
	50 feet
	50 feet
	50 feet

	Min setback from local & private roads 
	20 feet from right-of way or 30 feet from edge travelled surface

	Min side & rear setbacks
	10 feet
	10 feet
	10 feet

	Max height of residential structures
	35 feet
	35 feet
	35 feet

	Max height for accessory structures with residential structure
over 35 feet
	Accessory structures with a height greater than 35 feet require Planning Board site plan review and approval, the minimum setback from property lines for such structures will be at least the height plus 10%, with other standards appropriate to the use of the structure

	Min lot width 
	200 feet
	200 feet
	500 feet

	Min lot width and road frontage when fronting on Route 9 or Route 180
	150 feet
	200 feet
	200 feet

	Min lot width and road frontage when fronting on a local road or private way
	200 feet
	200 feet
	200 feet



*Note:  Additional standards may apply in some instances. 

GROWTH MANAGEMENT AREAS

The CLUO established three Growth Management Areas (GMA) with six unique zoning classifications, these being GMA 1,2, and 3; Shoreland Management Area; Flood Hazard Management Area; and Special Protection Management Areas. GMA 1 is the portion of town targeted for the most growth. GMA 2 covers portions of the town where there is some growth, and more growth is possibly desirable, however, there is less public infrastructure and easy accessibility. GMA 3 covers those outback areas where forest cover is the dominant feature on the terrain. Residential growth and commercial or retail business is not something the town would prefer to have in this zone. 

Overall, the CLUO promotes more densely developed areas in GMA 1. In GMA 2, a more rural, less dense level of development is desired while GMA 3 encourages low density development that is compatible with higher impact resource-based uses and conservation of natural resources.  The following map shows the town’s growth management areas:








GMA 1 includes the areas of Town already most densely developed with residences, the areas served by town-maintained roads, the areas where town services are most economically delivered, the areas where public utilities exist or are within reach, the areas where commercial, industrial and institutional development already exist, and where there is enough developable land to absorb most of the new residential, institutional, commercial and industrial development likely to occur in the next ten years; and that are so designated on the official Growth Management Area Map of Clifton, Maine. 

GMA 1A relates to the ‘moderate density district.’ Its primary intent is to encourage a compact village of single and multifamily homes, mobile home parks, offices, schools, public facilities and small businesses and municipal offices. This area is the traditional core of the community with the historically oldest settlement and the most diverse existing development pattern.

GMA 1B denotes the town’s ‘industrial/commercial growth district’ and is intended to provide a compact enterprise area near utilities for industrial operations and commercial applications. Once the site of a lumber mill, this area has an established industrial/commercial use designation and is well situated for commercial or industrial development.  Additionally, the old lumber mill site is essentially the only area of town that is connected to the adjacent town of Eddington municipal water system. 

The remainder of Growth Management Area One outside of the 1A and 1B designations is located in the geographic center of the town.  Its primary intent is to encourage clustered neighborhoods of single and multifamily homes and is compatible with recreational and resource-based activities.

GMA 2 includes the areas of the town that are less densely developed with year-round residences, areas without town-maintained roads, areas where town services cost more to be delivered, areas where public utilities either don’t exist or only exist where private parties have paid to have power lines installed, areas with little or no commercial, industrial and institutional development and where little or none is likely to occur in the next ten years, and areas where developable land is more remote and inaccessible without major expenditure for roads and services.

GMA 3 includes areas of Town without year-round residences, areas without town-maintained roads, areas currently beyond the reach of town services, areas without public utilities, areas where landowners and the general public engage in resource-based and recreational activities to the exclusion of other types of land use activities, areas with unique natural resource and scenic value to the community and region, and areas where developable land is more suitably used for resource-based and recreational activities than for residential development.

SHORELINE MANAGEMENT OVERLAY AREAS

The town’s Shoreland Management Area (SMA) purpose is to further the maintenance of safe and healthful conditions; to prevent and control water pollution; to protect fish spawning grounds, aquatic life, bird and other wildlife habitat; to protect buildings and lands from flooding and accelerated erosion; to protect archaeological and historic resources; to protect freshwater wetlands; to control building sites, placement of structures and land uses; to conserve shore cover, and visual as well as actual points of access to inland waters; to conserve natural beauty and open space; and to anticipate and respond to the impacts of development in shoreland areas. 

SMA applies to all land areas within 250 feet, horizontal distance, of the normal high-water line of all great ponds; all land areas within 250 feet, horizontal distance, of the upland edge of all freshwater wetlands; and all land areas within 75 feet, horizontal distance, of the normal high-water line of a stream or tributary stream.  Additionally, the SMA portion of the CLUO also applies to any structure built on, over or abutting a dock, wharf or pier, or other structure extending or located below the normal high-water line of a water body or within a wetland.  Thus, all land uses within the town’s SMA must comply not only with the shoreline standards in the CLUO but any other applicable standards in the ordinance as well.  




Within the Shoreland Management Area, land areas are designated into one of two Districts, the Resource Protection District or the Limited Residential District and are so denoted on the town’s official SMA map.  These areas were so designated when the CLUO was first adopted in 2010 and slightly amended when the ordinance was amended in 2011.

RESOURCE PROTECTION DISTRICT - The Resource Protection District was established to prevent development and land use activities that would adversely affect water quality, productive habitat, biological ecosystems, and scenic and natural values, while still allowing recreational and resource-based uses subject to compliance with the shoreland standards of the ordinance.

Within the Resource Protection District, there are the Great Pond Resource Protection Area (GPRPA), the Stream Resource Protection Area (SRPA), and the Freshwater Wetland Resource Protection Area (FWRPA) and are noted on the town official SMA map.  These areas are defined as follows:

--GPRPA is the land area within two hundred and fifty feet (250’), horizontal distance of the normal high-water line of a great pond.

--SRPA is the land area within seventy-five feet (75’) horizontal distance of the normal high-water line of a stream or tributary stream.

--FWRPA are areas within 250 feet, horizontal distance of the upland edge of freshwater wetlands and wetlands associated with great ponds, and which are rated "moderate" or "high" value waterfowl and wading bird habitat, including nesting and feeding areas, by the Maine Department of Inland Fisheries and Wildlife.

Additionally, there are two unmapped areas that are also considered part of the Resource Protection District in the CLUO.  The first is the Hydric Soils Resource Protection Area which is defined as one contiguous acre or more supporting wetland vegetation and is not part of a freshwater wetland or connected to a water body during the period of normal high water.  The second is the Steep Slopes Protection Area for areas that has one contiguous acre or more with sustained slopes of twenty percent (20%) and which was undeveloped at the time the Land Use Ordinance was adopted in 2010.  These two areas are not mapped on the town’s SMA map and must be determined on-site when circumstances warrant.  See Chapter 3, Forest, Agricultural, and Other Natural Resources for additional information.

LIMITED RESIDENTIAL DISTRICT - The Limited Residential District was established to provide locations for residential and recreational uses within in the Shoreland Management Area where such uses are compatible with maintaining the Town’s great pond and wetlands resources.  It contains the Great Pond Limited Residential Area which consists of the developed land area within two hundred and fifty feet (250’), horizontal distance of the normal high-water line of a great pond; and the Freshwater Wetland Limited Residential Area which consists of areas that are within two hundred and fifty feet (250’), horizontal distance, of the upland edge of freshwater wetlands.
  
LAND USES AND ACTIVITIES WITHIN THE SHORELAND MANAGEMENT AREA
Key:
A - allowed without permit
N - not allowed
C - requires CEO permit, no Planning Board review
P - requires CEO following Planning Board review
L – requires plumbing permit

	
LAND USE ACTIVITY*
	SHORELINE DISTRICTS

	
	Resource Protection
	Limited Residential

	1.  Agriculture
	P
	A

	2.  Aquaculture
	P
	P

	3.  Campgrounds 
	N
	P

	4.  Clearing and removal of vegetation for activities other than timber harvesting
	C
	A

	5.  Conversions of seasonal residences to year-round residences
	L
	L

	6.  Emergency operations
	A
	A

	7.  Essential services 
	
	

	     A.  Roadside distribution lines (34.5kV and lower
	C
	A

	     B.  Non-roadside or cross-country distribution lines involving ten poles or less in the shoreland zone
	P
	C

	     C.  Non-roadside or cross-country distribution lines involving eleven or more poles in the shoreland zone 
	P
	C

	     D.  Other essential services
	P
	P

	8.  Filling or earthmoving of <10 cubic yards
	C
	A

	9.  Filling or earthmoving of >10 cubic yards
	P
	C

	10. Fire prevention activities  
	A
	A

	11. Forest management activities except for timber harvesting & land management roads 
	A
	A

	12.  Home Occupations Level 1
	N
	P

	13.  Home Occupations Level 2
	N
	P

	14. Individual, private campsites
	C
	C

	15. Land management roads
	P
	A

	16. Marinas 
	N
	P

	17. Mineral exploration
	A
	A

	18.  Mineral extraction including sand and gravel extraction
	P
	P

	19. Motorized vehicular traffic on existing roads and trails
	A
	A

	20. Non-intensive recreational uses not requiring structures such as hunting, fishing, and hiking
	A
	A

	21. Parking facilities / areas
	N
	P

	22. Piers, docks, wharfs, bridges and other structures and uses extending over or below the normal high-water line or within a wetland
 a. Temporary                                     
 b. Permanent
	


C
P
	


C
P

	23. Principal structures and uses
 A. One and two family residential, including driveways
	P
	P

	B. Multi-unit residential
	N
	P

	C. Commercial
	N
	P

	D. Industrial
	N
	N

	E. Governmental and institutional
	N
	P

	F. Small non-residential facilities for educational, scientific, or nature interpretation purposes
	P
	C

	24. Private sewage disposal systems for allowed uses
	L
	L

	25. Public and private recreational areas involving minimal structural development
	P
	P

	26. Road construction
	N
	P

	27. Service drops, as defined, to allowed uses
	A
	A

	28. Signs
	A
	A

	29. Soil and water conservation practices
	A
	A

	30. Structures accessory to allowed uses
	P
	C

	31. Surveying and resource analysis
	A
	A

	32. Timber harvesting
	C
	A

	33. Wildlife management practices
	A
	A

	34. Uses similar to uses allowed without a permit
	A
	A

	35. Uses that are similar to uses requiring a CEO permit
	C
	C

	36. Uses that are similar to uses requiring a PB permit
	P
	P


Note:  There a number of caveats not reflected in the above table regarding land use in Clifton’s Shoreline Management Areas.  Please see the CLUO for a complete listing.

FLOOD HAZARD AREAS

Certain parts of the town are vulnerable to periodic flooding.  As a result, Clifton is a participating community in the National Flood Insurance Program as authorized by National Flood Insurance Act of 1968, as amended.  As part of this, the CLUO requires that a Flood Hazard Development Permit be approved by the Planning Board before any construction or other development may take place in any designated flood hazard zone.  This requirement is in addition to any other permits that the CLUO may require. 

 The areas of the town having a special flood hazard are well documented and identified as special flood hazard Zones A and AE by the Federal Emergency Management Agency (FEMA).  These zones are denoted in a FEMA in a report entitled "Flood Insurance Study - Town of Clifton, Maine, Penobscot County," dated May 2, 1994, along with an accompanying "Flood Insurance Rate Map" dated May 2, 1994.  The town map below shows the locations of the two zones.	

SPECIAL PROTECTION MANAGEMENT AREAS

The CLUO has designated three areas within the town boundaries that require special protection.  These are the Significant Aquifer Protection Areas (SAPA), the Bangor Water District Protection Area and Shipley Conservation Easement Protection Area.  These areas are also shown in the same map as the flood hazard zones.

The Significant Aquifer Protection Area pertains to the land area within the Town’s sand and gravel aquifers plus the land within 500 feet of these aquifers. It contains a number of prohibitions and/or restrictions in addition to provisions of the relevant growth management areas. Note:  Additional information regarding Clifton’s water resources is contained in Chapter 2.  

The Bangor Water District Protection Area, totaling approximately 1297 acres in Clifton, applies to all land owned and managed in Clifton and Otis by the Bangor Water District and is intended to prevent contamination of drinking water.  The land in Clifton is subject to all the requirements of the underlying growth management area, to include Planning Board review and approval, in addition to any restrictions the Water District may impose.  At present, those restrictions include prohibitions on boating, fishing, and swimming, hiking, or hunting in posted areas, and severely limiting access by motor vehicles.  (NOTE:  For additional information, please see https://www.bangorwater.org.)
SHIPLEY CONSERVATION EASEMENT PROTECTION AREA

The Shipley Conservation Easement Protection Area in Clifton, consisting of approximately 1527 acres, is owned by the family of Thomas J. and Elizabeth Shipley, and is managed by the Forest Society of Maine through a private conservation easement. Its purpose is to conserve the scenic, natural, and wildlife habitat values of this large tract of undeveloped woodland.  It is subject to all requirements of the underlying growth management area in addition to any restrictions the Shipley owners and the Forest Society of Maine may impose. All development within the Shipley Conservation Easement Area is subject to Planning Board review and approval. (NOTE:  Under Maine law, a conservation easement “is a legally enforceable restriction on the future uses of a property, which can be sold or granted as a gift by the lands current owners.” 



 


STATE AND FEDERAL STATUTES 

A litany of State and Federal laws applies in managing a town, including a small, rural town such as Clifton.  Although by no means complete, the following are some of the more noteworthy statutes that have an impact to one degree or another on land use within the town’s boundaries. 

Maine Agriculture Protection Act – Establishes incentives to preserve and protect current agricultural land and enterprises and to further encourage agricultural development.

Maine Natural Resource Protection Act - This Act regulates activities in, on, over or adjacent to natural resources such as lakes, rivers, streams, wetlands, great ponds, fragile mountain areas and sand dune systems. 

Maine Storm Water Management - Maine's Stormwater Management Law provides stormwater standards for projects located in organized areas that include one acre of more of disturbed area..



Chapter 11

_______________________________________Land Use and Future Land Use________





Town of Clifton – Comprehensive Plan

                                                                                                                           Page 32 of 32       
Maine Minimum Lot Size Law – This law regulates subsurface waste disposal through requirements for minimum lot size and minimum frontage on a water body. 

Maine Forest Practices Act - The Act regulates forest harvesting in order to promote a healthy and sustainable forest that contains a balance of age classes necessary for a sustainable timber supply and spatial and compositional diversity. 

Maine Endangered Species Act-The Act was enacted to conserve species of fish or wildlife that are in danger of becoming extinct in Maine.
 
Maine Site Location of Development Law - This law requires review of developments that may have a substantial effect upon the environment including projects occupying more than 20 acres, large structures and subdivisions. 

Federal Endangered Species Act provides a program for the conservation of threatened and endangered plants and animals and the habitats in which they are found.

Federal Clean Water Act - Establishes the basic structure for regulating discharges of pollutants into the waters of the United States and regulating quality standards for surface waters.

Maine Board of Pesticide Control Law – regulates the sale and application of chemical insecticides, fungicides, herbicides, and other chemical pesticides.

THE TOWN OF CLIFTON’S FUTURE LAND USE PLAN

STATE GOAL

To encourage orderly growth and development in appropriate areas of each community, while protecting the state's rural character, making efficient use of public services, and preventing development sprawl. acter, making efficient use of public services and preventing development sprawl.

LOCAL GOAL

[bookmark: _Hlk81041623]To facilitate and nurture a fair and equitable balance of responsible development while maintaining and protecting the town’s natural resources.

OVERVIEW

The town, however, faces significant challenges in promulgating recommended changes in the CLUO in a timely manner, as well as maintaining a viable Board of Appeals.  The town has not had a complete Planning Board for the past several years due to personnel turnover and a dearth of town residents who are interested in becoming members or alternate members.  Likewise, the Board of Appeals is essentially non-existent for the time being due to lack of members. That trend will probably continue for the foreseeable future despite repeated calls for volunteers. 

The town anticipates maintaining a balance between industrial development and conservation for the foreseeable future with few demands for additional space absent a major development or industrial enterprise coming to the town.  This desire to maintain a status quo is based on a variety of factors including the results of a 2018 town survey in which approximately 10% of town residents a responded, and the comprehensive plan committee’s own first-hand knowledge of the town.

[bookmark: _gjdgxs]Population, for example is relatedly stable.  From 2000 to 2010 gained approximately 93 people and another 39 people from 2010 to 2020.  With a current population of about 855 people projected to remain steady for the next 10 or so years, absent, an economic or other calamity, the need for additional housing will remain relatively modest and well within the town’s capacity to absorb without creating “urban sprawl.” There has, however, been discussion over the years regarding a need for senior housing but those discussions have, to date, not generated anything other than a passing interest.  

The big unknown is whether a major industry may move to the Bangor area and create more demand for housing.  While there is plenty of land to build on within the town, the infrastructure to support a major industrial or business undertaking is limited and restricted.to the old Williams sawmill site in GMA 1B on Route 9.  This location is the only area of the town with a municipal water supply that is provided by the adjacent Town of Eddington.  A 20-acre segment of that area is earmarked for the construction of a commercial solar array facility.

Wind energy is a major industry in Clifton with the 138-acre, 5-turbine Pisgah Mountain, 9-megawatt wind farm becoming fully operational in 2016.  In 2017, the town established the “Town of Clifton Pisgah Mountain Wind Omnibus Municipal Development and Tax Increment Financing (TIF) District.  Comprising a total of approximately 376 acres, the district will allow the town to use the revenues from the TIF district to finance the costs of public improvement projects, and economic development programs and initiatives for the town.

As of 2021, the 20 mega-watt, 135-acre, 5-turbine Silver Maple wind project is under construction and should become operational by late 2022. Additional commercial wind farm development in Clifton is unlikely given lack of other suitable locations and limitations imposed by the CLUO as currently written.

The long-anticipated but controversial I-395 connector project, under construction as of 2021, may make Clifton a more attractive “bedroom community” for the Bangor/Brewer metropolitan area but we do not anticipate any significant population increase as a result for the foreseeable future.

The question then arises how to entice new development without encouraging urban sprawl.  Issues such as how to continue to permit development along Routes 9 and 180 while preventing traffic congestion and safety problems from developing along with the houses and businesses could present future challenges?   Other emerging issues include regulating shoreland areas to best protect the quality of the Town’s ponds and lakes that already have significant residential development and possible deteriorating water quality.  

Additionally, with the recent approval of a second windfarm development (Silver Maple) and provisional approval of a 20-acre portion in GMA 1B development area off Route 9 for a commercial solar farm, Clifton has now become a regional concentration of “green energy”, which while providing the Town with dividends of TIF funds, removes large tracts of land from other commercial, residential, and recreational uses.



Keeping all of this in mind, the Town has chosen to proceed cautiously in its proposed land use plan. Clifton has profited from taking small, measured steps and by not getting ahead of what local government can reasonably achieve.
  
 GROWTH AREAS

Commercial and residential development in Clifton is controlled by the Clifton Land Use Ordinance (CLUO).  First enacted in 2010 and periodically revised, the CLUO established and defined the town’s Growth Management Areas (GMA), Shoreline Management Areas (SMA) and Special Protection Management Areas (SPMA).

Growth Management Area One (GMA 1) includes the most densely developed areas of the town where town services are most economically delivered, public utilities are in easier reach, where commercial, industrial, and institutional development already exist, and where there is enough developable land to absorb most of the new residential, institutional, commercial, and industrial development likely to occur in the next ten years.

Growth Management Area (GMA 1A): This overlay area, essentially the core of the town, is designed to encourage a compact village of single and multifamily homes, mobile home parks, offices, schools, public facilities and small businesses and municipal offices.  It is sometimes referred to as 

 Growth Management Area 1B (GMA 1B): This overlay area, is intended to provide a compact enterprise area near utilities for industrial operations and commercial applications. As the site of a lumber mill, this area has an established industrial/commercial use designation and is well situated to receive additional commercial or industrial development.

Growth Management Area Two (GMA 2): This growth management area includes the areas of Town less densely developed with year round residences, areas without town-maintained roads, areas where town services cost more to be delivered, areas where public utilities either don’t exist or only exist where private parties have had lines put in, areas with little or no commercial, industrial and institutional development and where little or none is likely to occur in the next ten years, and areas where developable land is more remote and inaccessible without major expenditure for roads and services.

Growth Management Area Three (GMA 3): This growth management area includes areas of Town without year-round residences, areas without town-maintained roads, areas currently beyond the reach of town services, areas without public utilities, areas where landowners and the general public engage in resource-based and recreational activities to the exclusion of other types of land use activities, areas with unique natural resource and scenic value to the community and region, and areas where developable land is more suitably used for resource-based and recreational activities than for residential development.

Map of Clifton’s Growth Management Areas.





CRITICAL NATURAL RESOURCES

--Resource protection districts.  These areas of the town are denoted in the Shoreline Management Overlay Area map located earlier in this section. 

--Wetlands of special significance.  These areas are denoted in the map below.

Significant wildlife habitat as defined in the Natural Resources Protection Act. Clifton has two areas that are classified as Candidate Deer Wintering Areas that located approximately in the center of town.  See map below.

Threatened, endangered and special concern animal species habitat as defined in the Maine Endangered Species Act.  Clifton has several areas that qualify, one location for the Great Blue Heron, a species of special concern, is on the western edge of the town adjacent to Eddington.  Additionally, an area designated for the Tidewater Mucket, a threatened species, is located at Chemo Pond in the northwest part of the town.  See map below.  

Significant freshwater fisheries spawning habitat.  The town does not have any designated freshwater fisheries spawning habitat.

Natural communities.  The town does not have any rare or exemplary communities or ecosystems. 

Endangered or threatened plant species.  The town does not have any plant species declared to be endangered or threatened by the Maine Department of Agriculture, Conservation and Forestry. The town does have, however, one area on the far east side of town that is mapped for the smooth sandwort, a special of special concern,  See the map below.

Coastal sand dune systems.  The town does not have any identified coastal sand dune systems in accordance with the state’s Natural Resources Protection Act.

Fragile mountain areas.  Clifton does not have any fragile mountain areas as defined by the Natural Resources Protection Act. 

National natural landmarks.  The town does not have any designated natural landmarks designated by the National Park Service.

Overall, we believe that the existing land use policies’ and CLUO are more than adequate in allowing the town to protect its critical natural resources. 

INSERT Aquifers, watersheds and wetland map I have and also incontained in chapter 2, page 7 right here.
ANNA.  Having a problem with this map.  INSERT BLUE HERON AND TIDEWATER MUCKET MAP HERE    I've linked the state website where the data is located (see Clifton under Fall 2021).  It's a zip file so it may take a few minutes to open/download.  Efforts to link the map directly to this email did not meet with success.
1.  Once the file is downloaded/opened, you will see a folder that says "Clifton"  Open the folder.
2.  Then open the folder from the displayed list that says "03 Natural Resources"
3.  Then open the folder that says "Maps"
4.  Then open the folder that says "Clifton Map2.pdf."
The map I want should then be displayed.  I need it sized and put in some format so that it can be pasted into or otherwise placed in the text.

.  






FUTURE LAND USE GOALS, POLICIES, AND IMPLEMENTATION STRATEGIES

	State Goal:  To encourage orderly growth and development in appropriate areas of each community, while protecting the state's rural character, making efficient use of public services, and preventing development sprawl. acter, making efficient use of public services and preventing development sprawl.

	Town Goal:  To facilitate and nurture a fair and equitable balance of responsible development while maintaining and protecting the town’s natural resources.

	Policy
	Implementation Strategy
	Responsible Party

	Timeframe

	To coordinate the community’s land use strategies with other local and regional land use planning efforts.
	Meet with neighboring towns on protecting shared resources, funding of infrastructure, and developing shared services and facilities.          
	Selectmen
	Ongoing

	To support the locations, types, scales, and intensities of land uses the community desires as stated in its vision.
	Conduct periodic town surveys and public hearings to encourage citizen input. 
	Planning Board
	As needed

	To support the level of financial commitment necessary to provide needed infrastructure in growth areas
	Establish a TIF Committee to provide recommendations for infrastructure enhancements 
Ensure the Capital Investment Plan commits sufficient resources to meet town objectives.
Seek out grant-funding opportunities when available.
	Selectmen
	Ongoing

	To establish efficient permitting procedures, especially in growth areas
	Continue to update the CLUO as necessary in support of the town’s vision
	Planning Board
	Ongoing

	To protect critical rural and critical waterfront 
	Provide the Code Enforcement Officer with the necessary regulatory tools and any supplementary training to recognize and prevent unauthorized development activities.
	Planning Board
	Ongoing

	To encourage conservation efforts to protect local natural resources, including lakes and ponds.
	Support local and regional conservation advocacy groups.
Support citizen initiatives to monitor local water quality
	Selectmen
	Ongoing
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Official Clifton Land Use Ordinance Map - Growth Management Areas - Primary Growth Management Areas April 8, 2010
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Official Clifton Land Use Ordinance Map - Shoreland Management Overlay Area April 8, 2010
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Official Clifton Land Use Ordinance Map - Flood Hazard Management And Other Special Protection Overlay Areas Town Meeting Draft March 20, 2010
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Flood Hazard Management (ZoneA)
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The Flood Insurance Rate Map (FIRM) for Clifton was published in 5/2/1994.
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