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As a part of the comprehensive planning process, land use planning deals essentially with
the relationships between different land uses in a given area. Around the turn of the century,
the main emphasis of land use planning was largely negative and merely tried to separate
“incompatible” land uses--i.e. factories emitting obnoxious noise or smoke from residential
areas. Such separation was usually accomplished through enactment of zoning ordinances
which set up relatively rigid districts with a single land use allowed in each district and allowed
little or no mixed use developments. Land use planning, however, has evolved to a more
positive and flexible approach of regulation that seeks uses to create a “desireable
environment” for all citizens in a neighborhood and community.

The relationships between different land uses are often very complex and difficult to predict.
This problem is due in part to a lack of historical and scientific understanding of the
relationships between different uses of the land. The location and timing of various land uses
are also generally difficult to guide effectively or to control given our prevailing political
philosophy and legal system which places a strong emphasis on protecting private property
rights. Finally, the establishment of community goals and policies related to land use
planning is also a difficult task in our increasingly complex society. A “desirable
environment,” for example, may mean many different things to people depending upon their
background, value system, or employment. Thus, the concept of land use planning to an
economist may often differ radically from that of an environmentalist. The same is true
between an engineer and planner, an architect and sociologist.

LAND USE CLASSIFICATIONS

The different land uses found in most communities have been classified into certain broad
categories such as residential, commercial, industrial, institutional, parks and open space,
transportation, and agriculture. These single broad categories have been further subdivided
into more specialized categories. For example, residential may be subdivided into the
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categories of single family homes, townhouses, apartments, and mobile homes; commercial
may be subdivided into the central business district, retail business, highway business and
SO on.

One of the characteristics of the land use system is that it is constantly changing. In an
urbanizing area, this change is likely to be rapid, especially in the urban-rural fringe areas
where there is steady change from agricultural to various urban land uses. On a national
scale, for example, an estimated 4,000 acres of agricultural land is being converted daily to
industrial development. This adds up to 1.5 million acres per year.

in rural areas and small towns, land use change may be slow. Nevertheless, over a period
of time changes can also be observed in these areas as houses are constructed on the outer
edges of the towns or along county or township roads in primarily agricultural areas. Another
characteristic of the land use system is that the interrelationships of different land uses are
often very complex. Some land uses can have a substantial effect on land uses far beyond
its immediate vicinity. This is especially true of transportation facilities such as airports and
freight terminals.

Similar relationships can be observed between other public utilities and facilities such as
sanitary sewers, water systems and parks, and various urban land uses. Thus, the placement
and timing of construction of these public facilities can have a profound effect on development
in general. In the past, these public facilities were most often constructed to meet the
demands created by existing or proposed private developments in different areas. An
increasing number of planners and public officials, however, are now advocating that public
extension policies be used to purposely influence the timing and location of development and
hereby encourage orderly development in a community or region.

GROWTH PATTERNS IN THE URBAN-RURAL FRINGE

Urban growth in the urban-rural fringe usually starts with scattered single-family housing on
relatively large lots (minimum lot sizes typically vary from one to five acres) strung out along
township or county roads. Occasionally, small subdivisions of 5-10 houses will be
constructed in various parts of rural area. These small subdivisions usually locate in or near
the most scenic areas (where the land is most saleable) such as near attractive lakes or in
wooded, gently rolling hills. Large tract developments then usually follow and locate where
the land is axnansive and ralativelv flat and [nw in cnet At thie atana Af davalanmant thara
IS usually a demand for highways and other public tacilities such as sanitary and storm
sewers. The construction of these facilities in turn increases the value of land, which results
in higher density development such as apartments and townhouses.

After sufficient residential development has taken place to create a sufficient market and labor
force, commercial and industrial development takes place in or near areas of good
accessibility such as near railroads, intersections of major highways, or airports. The trend
has been for industrial development to take place in planned industrial parks where the
accessibility is good, and the services and utilities are available. The trend has also been for
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commercial development in the suburbs to take place in medium-sized and even large
“diversified” shopping centers.

COST OF SERVICES

With the exception of open land or aricultural land, most types of land use requires a variety
of services such as sanitary sewers and water, highway maintenance, etc. Thus, every land
use decision will affect the financing of services and local property taxes. Land use decisions,
however, are seldom properly analyzed in terms of their effect on services. Part of this
problem is because the cost of services depends a great deal on both the quantity and quality
of serves, and there is a great deal of variation in the types of services each local community
provides. Furthermore, developers have at times made some inordinate and exaggerated
claims of the “economic benefits” to the community to their proposed development while at
the same time down playing the service costs. -

For various reasons, different land uses require different types of services. For example,
most industrial parks and commercial developments require a full range of services including
good highway access, sanitary sewers and water, police and fire protection and road
maintenance. On the other hand, small residential developments in rural areas must “get-by”
with fewer services. If a full range of services are provided in a community including:police
and fire protection, and a full maintenance program (highways, parks, etc.), the cost:to the
individual property owner can get very expensive.

service costs and property taxes. Low density and leap frog developments in the urban-rural
fringe areas, for example, usually result in high service costs due to infrastructure extensions
and the provision of other services, i.e. fire and police protection, garbage collection, snow
removal, etc.

From the foregoing, one can see that land use decisions can have a very important effect on

service costs and property taxes which, in turn, will influence the type of land uses which

result in a community.
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Existing Land Use

The existing land uses within the City and two-mile planning area include original uses and/or
structures which were established in the 1800's. As the community evolved, a varied or mix
of uses were established, many of which are considered incompatible by today’s standards.
The Downtown and riverfront uses reflected a variety of manufacturing, warehousing,
shipping, general mercantile or business, and support services. Today, the Downtown
represents a community core with predominent uses being commercial retail, office, support
services including many institutional type uses, and an emerging residential presence.
Industrial uses, including shipping and warehousing, are considered generally incompatible
with many current commercial and residential type uses. Two (2) established industrial areas,
the north bottoms area surrounds the Case Plant just north of Downtown extending east from
Highway 99, and the Flint Ridge Business Park located west of Roosevelt Avenue extending
from Agency on the north to West Avenue on the south, are each identified as primary areas
for industrial growth and expansion.

Residential neighborhoods extend north, west, and south of the downtown core area.
Traditional neighborhood support commercial uses, typically small in scale, are located
throughout these residential areas. Deteriorated and poorly maintained structures, both
residential and commercial, are identified as a problem or concern needing to be addressed
in the older residential areas of Burlington. Preserving the large number and variety of
historically significant structures throughout Burlington is a land use issue and priority that
must not be overlooked.
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