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Scenario Planning 
 
The purpose of scenario planning is to gain a better understanding of how certain current 
policies and practices may impact future conditions. Build-out analysis is a method of scenario 
planning utilized by planners to help inform decisions regarding land use. In Build-out analysis, 
growth is projected based upon existing zoning regulations by calculating the number of 
buildings, dwelling units, commercial square footage or other types of development that could 
be built if the study area were to be developed to the full extent allowed by zoning. While 
build-out analysis results are hypothetical, they provide meaningful insight about the effects 
of zoning over time and are an exploratory tool for community leaders concerned about the 
future of New Hampshire’s Lakes Region. 
 
The build-out analysis process was facilitated using CommunityViz software. CommunityViz 
is supplementary software for ArcGIS and can be used to perform various tasks related to 
land use analysis and projection of growth and development. The software performs build-
out calculations based upon dimensional values, constraints (see paragraph below), whether 
mixed land uses are allowed, the number of dwelling units per building, minimum building 
separation distance, and an efficiency factor (meaning the completeness of build-out). The 
software is designed principally for use at the community level. Since this analysis was 
conducted at a regional scale, it was necessary to create a limited set of hypothetical zoning 
districts (see Map 1). This simplified set of zoning assumptions is a general representation of 
actual zoning in place in Lakes Region communities. The six scenario zones listed in Table 1 
were created and assigned dimensional parameters based upon a review of similar existing 
zoning districts in Lakes Region communities. Waterbodies (111 sq. mi.) are also listed with 
the six scenario zones. 
 
Certain areas were considered constrained or otherwise unsuitable for future development (see 
Map 2). These constrained areas include water bodies, protected conservation and public 
lands, wetlands, floodplains, slopes greater than 25 percent, and land within 50 feet of a 
roadway or river. While a certain amount of development exists within these areas, future 
development would be unsafe, impractical, or unlawful. Constrained areas were removed from 
the total area of the region resulting in 883 sqaure miles of unconstrained area. For the purpose 
of this analysis, all unconstrained areas were assumed to be suitable for future development.   
 

All Combined Constraints 395 sq mi
Unconstrained Area 883 sq mi
Total LRPC Area 1,279 sq mi  

 
As of the 2010 US Census, there were 73,969 dwelling units in the Lakes Region, 63 percent 
of which were classified as “occupied” and 37 percent “vacant”. The results of the build-out 
analysis using the regional zones described above indicate that a total of 203,776 dwelling units 
could theoretically exist under full build-out conditions (see Table 2). This suggests that the 
Lakes Region as a whole has developed 36 percent of its maximum dwelling unit potential 
under the regional zoning parameters. The same parameters allow for a combined total of 
669,856,034 square feet of non-residential developable floor area, however there is no 
corresponding existing value to provide a comparison. 
 



 

 

In 2010, the population of the Lakes Region of New Hampshire was 112,735, approximately 
1.52 people per dwelling unit (occupied and vacant). Assuming that the ratio of persons to 
dwelling units will remain constant, the estimated Lakes Region population under build-out 
conditions would be 310,572. In November 2013 the New Hampshire Office of Energy and 
Planning published statewide population projections. These projections indicate a slow growth 
rate of less than 10 percent over 30 years, reaching 123,940 (40 percent of build-out capacity) 
by the year 2040.  
 
Implications 
In 2010 population density in the Lakes Region was roughly 88 persons per square mile. The 
population density of individual communities within the region ranged from 14 persons per 
square mile in Sandwich to 611 in Laconia, with an average density of 109 among the 30 
communities. While regional population growth is projected to be slow, the build-out analysis 
has shown that existing zoning parameters may support a region-wide population density of 
243 persons per square mile (176 percent more than the 2010 population), with the majority 
of dwelling units (60 percent) in rural districts. As growth occurs, it is important to understand 
its influence on a community and its character. Careful consideration should be given by each 
municipality to review the appropriateness of their zoning ordinance as it relates to the effects 
of future growth on infrastructure, mobility, services, natural systems, and quality of life. 
Adopting ordinances that facilitate development near existing services, or that do not over-
burden infrastructure can be a worthwhile investment in a community’s future and overall 
quality of life in the Lakes Region. The Lakes Region Planning Commission offers build-out 
analysis as a service to communities. The use of municipal-level zoning parameters allows for 
results that are more locally applicable than the regional model. 
 
 



 

 

Map 1: Generalized Region-wide Zoning for Scenario Purposes 

 
Table 1: Scenario Zoning Parameters 

Zone
Minimum 

Lot Size (ac)

DU per 

Building

Mixed Use 

(Res/Com)

Floor Area 

Ratio

Setback 

(ft)
Efficiency

Total Area 

(sq mi)

Rural Residential 3 1 -- -- 40 100% 728

Shoreline Residential 1 1 -- -- 65 100% 35

Village Residential 0.25 1.5 -- -- 30 100% 25

Low Density Residential 10 1 -- -- 40 100% 333

Commercial / Industrial 1 0 -- 0.75 30 100% 37

Village Commercial 0.25 1.2 30 / 70 0.65 30 100% 10

Waterbody -- -- -- -- -- -- 111

 
 
 
 



 

 

Map 2: Areas of Development Constraints 

 
 
Table 2: Build-Out Dwelling Units and Non-Residential Floor Area Totals by Zone 

Zone
Dwelling 

Units

Non-Residential 

(sq ft)

Rural Residential 121,853 --

Shoreline Residential 15,710 --

Village Residential 44,082 --

Low Density Residential 16,614 --

Commercial / Industrial -- 578,215,385

Village Commercial 5,517 91,640,649
Total 203,776 669,856,034  


