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Meeting Minutes
Thursday, January 20, 2022, 6:00 P.M.
Town Hall
208 Sanford Road
6:00 PM CALL TO ORDER & DETERMINATION OF QUORUM
A quorum being present, the meeting was called to order at 6:01 p.m. on Thursday, January 20,
2022, from the Littlefield Room at Town Hall.
Those present were Committee Members Chris Chase, Carol DesJardins, Tim Gowen, Linda
Grenfell, Martin Morse, Chris Pugsley, James Smith and Jason Vennard. Also in attendance
were Larissa Crockett, Town Manager; Jodine Adams, Code Enforcement Officer; Mike
Livingston, Town Engineer; John McLeod, Selectman Liaison; and Sean Roche, Selectman
Liaison.
Steve Whitman and Liz Kelly were present representing Resilience Planning and Design.
Jason Vennard, Vice Chair, presided over the meeting.
MINUTES
November 18, 2021 – Review and consider for approval.
MOTION
Motion made by Martin Morse to approve the November 18, 2021 minutes as presented,
seconded by Chris Pugsley.
Motion approved unanimously.
OPEN TO THE PUBLIC
Joe Hardy spoke on a Climate Change Crisis, urging the Committee to take it seriously during
the process of the CPUC Study Update. He offered assistance in education on the subject, and
discussed coastal impact, ocean temperatures increasing, the result on the shrimp and lobster
industries and sea level rise.
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CPUC BUSINESS
•

Annual Election of the CPUC Chair, Vice Chair and Secretary.

MOTION
Motion made by Martin Morse, seconded by Tim Gowen, to nominate Carol DesJardins as
Secretary.
Motion approved unanimously.
MOTION
Motion made by Martin Morse, seconded by Tim Gowen, to nominate Chris Chase as Chair.
Jim Smith noted it was not asked if there were any other nominations. There were no other
nominations.
Motion approved unanimously.
MOTION
Motion made by Martin Morse, seconded by Tim Gowen, to nominate Jason Vennard as Vice
Chair. There were no other nominations.
Motion approved unanimously.
•

Overview of the Planning Process, the Remaining Tasks and Timeline

Steve Whitman reviewed the schedule showing the remaining tasks. We are presently into the
third phase where everything comes together. There will be the collection of feedback from
other Boards and Committees, and other elements of Part 1 and Part 2. State, regional and local
goals will be discussed.
Martin Morse asked if the State can veto this. If there are things they won’t approve it would be
good to know what they are beforehand. Steve said the State will let us know if there are things
they will not approve. Resilience is following the State of Maine’s checklist.
All the track change versions as clean copies are on the project website.
•

Outreach Report

Liz Kelly gave an outreach report presentation with all the information collected from the forums
and online tool. The report focuses on summarizing the comments organized by question and by
topic. Input from the outreach report will be used to review and update the goals and strategies
sections. The desire for controlling population growth and development, traffic control, open
space protection and a downtown center were some of the main concerns of the community.
Jim Smith commented that he will undertake reviewing the responses and weighing them by
topic.
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Tim Gowen asked what the town can do to control growth. Larissa Crockett stated the town has
options, but it cannot pass an ordinance that prohibits growth. It can do things such as put caps
on dwelling units, dividing the town into zones and assigning permit numbers per zone, and
other options. The study might want to define growth areas. Regarding accessory dwelling
units, legislation needs to be worked through, and we need to see how the town absorbs that
legislation.
Tim Gowen mentioned proposals that the towns cannot cap growth. He asked what the status on
that is. Larissa Crockett does not believe that has passed as far as she knows. She added the
town does not want that legislation in place.
In response to Carol DesJardins regarding comments from forums being positive or negative, Liz
Kelly stated the responses from the forums are raw comments recorded verbatim. They did not
attempt to filter them.
•

Update on Focus Groups

Resilience has worked with staff in putting together participants recommended for the focus
groups. They have reached out to the participants and have the sessions scheduled in January
and February. They will be strategic in documenting the focus groups input in a report to the
Committee.
Linda Grenfell asked how many people would be participating in the focus groups and how do
they represent the population of Wells. She asked if we are getting a mixture of ages,
experience, length of residency, non-white people, etc., as she would like a variety involved in
this. Liz Kelly responded that the groups consisted from four to eight or nine participants. She
indicated they have a list on file of those who have been invited.
Larissa Crockett explained that the staff tried to choose people in the community from different
demographics and backgrounds. It is hard to assess diversity, but did focus on the obvious such
as age and gender.
Jim Smith expressed concern about who was reached out to. He was expecting a list of names to
review and the Committee would pick the participants for the focus groups. He has concern
about primarily the staff being charged with choosing the participants, and he is concerned about
openness. With respect to the focus groups on where they are meeting, he volunteered to be
present and thinks when the focus groups meet, the meetings could be zoomed for Committee
members to listen in for the input if they wanted to, as opposed to getting a report on the
comments.
Steve Whitman responded that the focus groups are just an additional tool to talk about strategies
and policies, and what do they think it would be like to make these changes in Wells. The staff
gave importance to topic area experts, such as those who have been on Boards, Committees, in
the real estate market, etc. to give their input. The focus groups are all via zoom with the
participants. Jim Smith noted he would like to be on the zoom without giving any input during
the meeting.
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Chris Chase stated members of the CPUC should not be present so there is no influence on the
input received from the participants. Larissa Crockett added the focus groups should not be open
to the public. The meetings can be recorded and those recordings can be for those interested.
Chris Chase added we should let the staff do their job. He would rather keep it as groups to
receive information from them, and not to them. He appreciates the staff putting the participants
together, and the people running the focus groups should be running the show.
Larissa Crockett explained that Board and Committee meetings are public open to the public, but
the focus groups are volunteers with no requirement to be open to the public. She suggested
asking the focus groups if they would object to the meetings being recorded for the Committee
members to listen to those recordings. Even seeing a Committee member on zoom would keep
the focus groups from being non-filtered.
Steve Whitman added they can ask the participants if they object to a recording, but there may be
things they would like to share with their names not being attached.
Linda Grenfell confirmed from Steve Whitman that no Committee members and no town staff
will be present at the focus groups, and the Committee will get a report after. Jim Smith asked if
they have a problem if Committee members watch through zoom without giving comments.
Jason Vennard responded that is going to sway the discussions. Steve Whitman added that it
was not disclosed when asked to participate that there will be a recording or that Committee
members will watch via zoom. He would need to get permission of focus group members.
Martin Morse noted he was looking at the raw comments from forums that were without names
of the people that made them, and it should be the same with the focus groups. He is more
interested in the comments and not who made them. No names should be attached to the
comments.
MOTION
Motion made by Chris Chase, seconded by Martin Morse, to not allow any Committee members
to be part of the focus groups.
Motion approved with majority. Jim Smith opposed.
•

Feedback on Draft: Part 1, and Part 2 Chapter 1

Steve Whitman discussed the vision statement. It should state the ideals and values that guide
the Plan. It is intended to paint a picture of the community in ten to twenty years, and decide if
that is what you want to work toward. It is intended to describe outcomes, showing the final
picture. A Comprehensive Plan vision should be in the present tense, as if changes are now in
place, and should ask if this is the intent for the community; is this where the community would
like to be. He included in the discussion the vision statement requirements from the State as to
what they want in a vision statement. It’s a vision to guide work for the next ten years.
Linda Grenfell likes that it’s written in the present tense, indicating we are accomplishing what
we want the town to be.
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Steve Whitman continued that in the draft they didn’t stress being a small town and being rural.
In the first paragraph on Page 8, Martin Morse questioned if the community would know what
the wording “set of mutually agreed-upon” means, and he has a problem with saying “the
Friendliest Town in Maine”. We shouldn’t have to tell people that. It is a conclusion they
should come up with themselves. His compromise is “one of the friendliest towns in the state of
Maine”. After a brief discussion, it was agreed amongst the Committee to take that wording out
completely.
On Page 5, the Comprehensive Plan Adoption paragraph, Chris Pugsley needed clarification. He
feels the language is casual regarding the Comprehensive Plan Adoption Process and asked
regarding the Town Meeting how does that happen.
It was explained by Martin Morse that in Wells the definition of a Town Meeting is the voting at
the polls. That the town charter states the town meeting is a secret ballot on everything. He
suggested perhaps there should be a paragraph talking about the form of government in the town.
Jim Smith added that the term “town meeting” is when we vote at the polls, and maybe this
should be elaborated differently. Steve Whitman suggested added wording of “Adopted by the
citizens of Wells by ballot”.
Regarding the vision statement, Chris Pugsley would also like to have more categories addressed
on what has been accomplished in addition to what is now in the plan. Steve Whitman answered
that there would be more topics added as they review the drafts, and go through the next few
sections identifying regulatory issues. They may decide there needs to be more topic headings,
with more detail, such as affordability.
Linda Grenfell asked if there will be discussion later about the vision, and was told we would be
editing all the way to May before the plan is sent to the State. She added that she has concern
about the climate crisis and the environment. Everything relates to the environment, on
protecting open space, water resources, wet lands and more. She would like the language to be
stronger; the present language is a little soft. She wants to live in a place that is proud of taking
environmental issues seriously.
Steve Whitman added they will be working on updates for policies, goals and strategies with
more details on those topics.
On Page 8, Jim Smith suggests the wording be changed from “Wells has accomplished” to “this
plan envisions”.
The Committee was told there is an updated list of maps that will be provided. Martin Morse
asked if the zoning on Map Three includes the overlay districts with affordable housing, the
transportation center and manufactured homes. Steve Whitman responded that will be provided.
Mike Livingston added the overlay districts are shore land, mobile homes, and the transportation
center.
Chris Chase suggested a definition page so some words like “town meeting” could be defined.
Steve Whitman prefers clarifying the language rather than the possibility of leaving something
out of a list. Chris Chase preferred the original town meeting because the downside of this
present format is people don’t get to discuss things as they go through the plan. But he
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recognizes the new form of government brings more interest and participation from the
community.
Martin Morse suggests a paragraph describing the town charter, on how everything is laid out
and voted on or approved. Jodine Adams can provide this information.
On Page 5, second paragraph, Jim Smith questioned having an Implementation Committee
charged with the adoption. He asked why the CPUC shouldn’t be charged with the adoption
since the CPUC is a standing Committee ready to serve with no other charge between plan
updates.
Larissa Crockett responded that this is a Select Board decision. Chapter 12 is restrictive and
does not speak to implementation. The Select Board can choose to appoint an Adoption
Committee. The writing of an ordinance is very focused work vs. the CPUC being visionary,
not the work of taking goals and bringing them into a language that would be enforceable.
Some on the Committee may not be interested in the tedium of writing an ordinance. Jim Smith
will address this with the Select Board.
•

Feedback Received From Other Boards and Committees

Regarding the Conservation Commission comments on impact fees, Tim Gowen feels the
Committee has to come in with eyes open. Impact fees don’t create affordable housing, and he
questions if impact fees can’t be implemented, why have the discussion at all.
Martin Morse added affordable housing is a chief problem to address. We have to find the fine
line balance that works with this community, and try to solve problems to give a path to the
future.
Jim Smith asked if impact fees had to be earmarked for something, could they be earmarked for
affordable housing for young families, seniors or disadvantaged. We need to have limitations on
growth so infrastructure can keep up-to-date.
Chris Chase stated the Committee has no authority on impact fees. It is a decision of the
Selectmen. He added with regard to the Conservation Committee’s comments, he felt some were
interesting and there were some good ideas, but he considered the last sentence on Number 10
about the Plan not getting approved if it does not call for reasonable regulation of the rate of
growth, as being a threat, and he was sad that the comment came from a group that he respected.
Martin Morse added that at a previous meeting open to the public there was also sort of a threat
again. He looks for feedback, but will not be threatened to put something in the ordinance he
doesn’t feel is right for the town. He encourages having a dialogue to agree or disagree.
Jim Smith didn’t like the statement of being threatened, but to get Chapter 12 on the ballot
required 500-600 signatures and he gathered a lot of those signatures and talked to many people,
and there are a lot of people very concerned about growth. If the Committee doesn’t make some
recommendations with what people think, we do so with some peril.
Jason Vennard wrestles with how the recommendations should look like in a Comprehensive
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Plan. Are impact fees something you typically see in a Comprehensive Plan, or is there a
broader conversation on growth.
Mike Livingston noted that the current Comprehensive Plan recommended the formation of an
impact fee, and it was accomplished, but never established. Growth management is done in a
Comprehensive Plan, which provides for such as setting lot size, setbacks, land use in the zones,
etc., and is governed by ordinances. Growth cap is putting a reduction on permits per year, and
is regulated by state statute, with a maximum number that the town can restrict. There would
have to be almost a condition of emergency such as overcrowded schools or any other need that
has to be addressed. Currently the town, except for the traffic issue, doesn’t have those needs.
The town has addressed a lot of its infrastructure issues with the schools, fire station, substation,
public works, transportation center, etc. To establish a growth cap the town has to have a legal
reason to do it. The current 2005 Comprehensive Plan calls for the establishment of a
Committee to analyze the growth cap situation, and the town can leave open the establishment of
a growth Committee to analyze that.
Steve Whitman added it is the intention to set a direction. If there are tools to be considered with
growth management, they can be listed in the Plan.
Tim Gowen asked that we check with other towns to see what they are doing.
Larissa Crockett explained that the town can’t have a cap less that 105% of the average number
of building permits issued in the last ten years. A growth cap would not be a decrease in the
number of houses. There are no bills to her knowledge related to a report that has been
submitted to state legislature identifying recommendations. If the report is adopted it may
include impact fees. The Committee could add recommendations of how growth can be
managed. There are ways to deter growth that do not involve a cap.
Linda Grenfell feels we are addressing things in a clear way with good information, and she can
see how item Number 10 seems like a threat, but seems to her it is more like a statement. In all
the comments we are collecting, people are concerned about development in Wells. Voters are
saying if the town keeps developing they are not going to vote in favor of this. She appreciates
Joe Hardy’s hard work. With the issues of housing development and affordable housing, we are
seeing more and more immigrants coming into the state of Maine, and these also are affordable
housing issues to be looked at. She would be curious about how other towns are managing the
issues of housing, and is concerned about how to have a healthy community with open space and
protection of the environmental resources that keep us all alive, and not become a community
that rejects people with needs.
Sean Roche stated the 105% growth cap does not include permits for affordable housing,
according to the State ordinance.
Martin Morse suggested maybe including some of this factual information in the Plan. The old
growth ordinance was 132 units per year, but in the 70s and 80s the growth was impacting the
schools. With the present growth there has been no impact to the schools. The elementary
school is the closest to being in danger of being effected in terms of space.
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Tim Gowen asked about accessory dwelling units and the bill that might allow accessory
dwelling units. Mike Livingston added the Select Board is speaking to the growth issue and
looking at making revisions such as with cluster zoning.
In response to Tim Gowen on the cluster zoning issues, Mike Livingston explained they will be
requiring a buffer along town roads, larger street frontage, and lot sizes which would minimize
the amount of driveway cuts coming on the town roads.
Jim Smith suggests the comments from Committees should be part of the packet when the
Committee begins discussions on the sections that deal with those comments, and he asked that
the information for review be distributed as it comes available so there will be a longer period of
time to review it. Steve Whitman answered that a partial package can be sent out, and he will
work with the staff to do that. The information can be rolled out in a couple of phases.
Linda Grenfell agrees the information should be received when available, and feels the
Committee has done a good job reading and interpreting the materials.
Jim Smith asked that we do the introductions of Committee members attending, and he also asks
that everyone’s camera should be on during the zoom meeting.
OPEN TO THE PUBLIC
Joe Hardy noted the comment in the Conservation Committee report was a prediction, not meant
as a threat. He stressed that the town has to reduce greenhouse gases in all sectors of the
economy, and we should be helping people on this path through this Comprehensive Plan. The
townspeople need a way to accomplish this, and we have to set standards for renewable energy
and try to get these things in place in ten to fifteen years. We have to reduce emissions, and we
have to do our part. He offered to provide information to be part of the Plan.
OTHER BUSINESS
None.
ADJOURN
MOTION
Motion made by Martin Morse, seconded by Jim Smith to adjourn. Motion approved.
Meeting adjourned at 7:50 p.m.
MINUTES APPROVED ________________________________________, 2022
ACCEPTED BY:

______________________________
Carol DesJardins, Recording Secretary

_____________________________
Chris Chase, Chairman
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Part 1 -- Introduction
The Comprehensive Plan for the Town of Wells is a publicly adopted document that states what
the citizens of Wells want to achieve for their community over the next decade, and how they
intend to achieve it. What the citizens want to achieve is captured in the Vision and then further
identified are known as “policies”, and how they intend to achieve itare know the steps they
will take together to make this vision a reality are known as “implementation
programsstrategies”.

COMPREHENSIVE PLAN PURPOSE AND USE
The Comprehensive Plan’s purpose is to document the Town’s commitment the direction and
actions needed in Wells to achieve a the town’s vision for the future (See Part 2 Chapter 1 for
the Vision). The Comprehensive Plan reflects a long-range (e.g., ten year) view of future issues
and opportunities. Issues are identified, projected and options selected to set a course of action.
These decisions are the basis for the policies and implementation programsstrategies identified
in this Plan.
The adopted Plan is used by citizens, elected officials, Town Committees, business investors,
and others. They use it to help make daily decisions about the issues and opportunities that shape
the Town’s physical, social and economic development. It is used to establish the legal
foundation for several implementation programs and activities including, but not limited to the
Town’s land use regulations. While the Comprehensive Plan is not a zoning ordinance, land use
regulations must be consistent with the Plan.
In addition, the Comprehensive Plan’s purpose is to implement Maine State Planning
LawGrowth Management Act (M.R.S.A. Title 30-A, Chapter 187) and related state and regional
development policies.

COMPREHENSIVE PLAN ORGANIZATION
The Comprehensive Plan is organized into four parts: Introduction, Policies and Implementation
Strategies, Implementation Program, and Appendix.
Part 1: Introduction
This part section describes the Plan’s purpose, use, planning process, and plan adoption.
Part 2: Policies and Implementation Strategies
This part section addresses key decision issues facing the Town town and new opportunities, and
(e.g., population growth, land use, transportation, community appearance, economic
development, housing, etc.) identifies implementation actions that will be pursued.
Part 3: Implementation Program
This program describes the different types and purposes of actions available to achieve the
policies. This section organizes the many implementation actions identified, assigns primary
responsibility, and determines the level of priority.
Town of Wells, Maine – The Comprehensive Plan 2/7/2022
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Part 4: Appendix
This part section includes background research and analysis on various community development
issues that provide the basis for the adopted identified policies and strategies.
The Comprehensive Plan is a living document. As Town town issues and opportunities change
and decisions need to be made, the Plan must be reviewed and updated to reflect current policies
and implementation programs. Therefore, comments and suggestions about the Comprehen- sive
Plan are always welcome. The Town of Wells has established a Comprehensive Plan
Implementation Committee to take the lead on these efforts upon adoption of this Plan. Checking
with Board of Selectmen

COMPREHENSIVE PLAN ADOPTION
The Comprehensive Plan is adopted by the Citizens of Wells at a Town Meeting. Unlike other
communities in the region, this is accomplished when the Comprehensive Plan is presented at
the polls. In 2009 the Wells Town Meeting process became a secret ballot voting referendum
rather than a traditional Town Meeting format. However, this process is still referred to as
“town meeting”.
The first Comprehensive Plan was written in 1963. In the 1980’s a major effort was made to
prepare a new Comprehensive Plan. It consisted of three volumes and was adopted November
5, 1991. A revision was adopted on November 3, 1993. The present Comprehensive Plan was
adopted in 2002 and amended in 2003 with changes to allow for the new Transportation Center
zone.
The plan adopted in 2002 was found by the Maine State Planning Office to be inconsistent with
state Growth Management law. In response to these inconsistencies, the Town of Wells formed
a Comprehensive Plan Improvement Task Force in 2003. This plan represents workThe 2005
Comprehensive Plan was completed by this Task Force. in 2003 through 2005. It builds upon,
incorporates, consolidates, reformats and updates prior Comprehensive Plan policies and
implementation programs. In 2016 efforts to update the 2005 Plan were not approved by the
Comprehensive Plan Committee, and as a result were not presented for consideration by the
citizens of Wells at the Town Meeting. A citizen initiated local ordinance titled Chapter 12 was
adopted in 2019 to guide all future comprehensive plan update efforts in Wells, and to ensure
that the 2005 Plan serves as the starting point. The 2022 Comprehensive Plan Update will be
presented to the citizens of Wells for adoption at the November 2022 Town Meeting.

COMPREHENSIVE PLANNING PROCESS
The Comprehensive Planning process is an open process that encourages citizen participation,
and is informed by state, regional, and local data and resources. This process is guided by a
Comprehensive Plan Update Committee in accordance with the locally adopted ordinance
Chapter 12.
Town of Wells, Maine – The Comprehensive Plan 2/7/2022
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State Planning Requirements
The Maine Legislature adopted the Comprehensive Planning and Land Use Regulation Act in
1988 and the Growth Management Act. The act requires that each municipality in the Statestate,
except those under the jurisdiction of the Land Use Regulation Planning Commission
(LURCLUPC), developa local growth management program that guides the future growth of
that community. The local growth management program must be consistent with State and
regional goals and with the State’s coastal policies.
Under the act, the local growth management program consists of two parts:
1. The preparation and adoption of a comprehensive plan by the Town. This plan must
comply with State requirements and must be reviewed by State and regional agencies
prior to its final adoption.
2. The preparation and adoption of an implementation program that is consistent with the
Comprehensive Plan and carries out the goals and policies set forth in the Plan. State
and regional agencies must also review this program.
The State law requires that Wells update its Comprehensive Plan. This update of the Town’s
Comprehensive Plan has been prepared to fulfill that requirement.

Town of Wells Town Planning Program
Based on the Maine State Planning requirements, the Town of Wells Planning Program includes
the following phases/planning activities that may occur simultaneously depending on the
issues/opportunities facing the Town:
Phase I - Issue /Opportunity Research and Analysis
Phase II - Alternative Plan Evaluation and Selection
Phase III - Comprehensive Plan or Amendments Adoption
Phase IV - Implementation Development Plans, Projects and Programs
Phase V - Annual and Five-Year Capital Budgeting
Phase VI - Monitoring and Evaluation
The results of this planning process are a series of interrelated Town plans including:
Comprehensive Plan – The comprehensive, long-range (e.g., ten-year), general plan that
contains general policies to guide the physical, social and economic development of the Town.
The Comprehensive Plan is reviewed and updated as needed.
Development Plans and Programs – Short-range, specific plans and programs for an area of
Town (e.g., Town Center or Harbor), or functional activity (e.g., Transportation and Circulation
Town of Wells, Maine – The Comprehensive Plan 2/7/2022
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or Drainage Open Space Protection) prepared and adopted to implement adopted Comprehensive
Plan policies. The Development Plans and Programs contain detailed design concepts and/or
standards to guide the physical, social, economic development of the Town. In some cases, the
Development Plans and Programs will need to be adopted by ordinance to provide the legal basis
for implementing the Comprehensive Plan (e.g., the Development Plan for Transportation and
Circulation for requiring street dedications, easements, etc.). In other cases the Board of
Selectmen or Planning Board may adopt Development Plans where they are providing a guide
for development. Development Plans or Programs are prepared as needed and approved by the
Planning Board after a public hearing and updated as needed.
Site Plans – Immediate, specific plans for a site or parcel of land that an Applicant proposes to
develop. Site Plans require detailed information about the land use, location, development, traffic
and circulation, parking, appearance, landscaping, drainage, etc. as described in the Town Land
Use Ordinance. These plans are reviewed for consistency with the Comprehensive Plan, any
applicable Development Plans or Programs, and Town Ordinances. The Staff Review
Committee or Planning Board may approve site Plans after a public hearing. Site Plans are
prepared and may be amended as needed.
Subdivision Plans – Immediate, specific plan for the legal division and development of a
specific parcel of land. Subdivision Plans require detailed information about the street layout, lot
size, grading, drainage, impact on water quality, and other information as described in the
Town Subdivision Ordinance. These plans are reviewed for consistency with the Comprehensive
Plan, any applicable Development Plans or Programs, Town Ordinances and applicable State
and Federal regulations. The Planning Board may approve subdivision Plans after a public
hearing. Subdivision Plans are prepared and amended as needed.
Construction Plans – Immediate, specific working drawings with detailed specifications for the
implementation of an adopted Development Plan, Site Plan or Subdivision Plan. These plans
could be for the construction or development of a street, building, park, etc. The Office of
Planning reviews construction Plans and Development for consistency with approved
Development, Site or Subdivision Plans and applicable building and other codes.

Comprehensive Plan Update Process
As stated above, this update of the Comprehensive Plan is the result of the Town of Wells’
reaction to State Planning Office inconsistencies identified in the 2002 Comprehensive Plan
Update. The Comprehensive Plan Improvement Task Force worked on this version of the plan
in 2003 and 2004. The Task Force is comprised of citizens, selectmen and Town staff. The Task
Force completed its work under the guidance of the Southern Maine Regional Planning
Commission, the Town’s planning contractor. This update process was led by the Wells
Comprehensive Plan Update Committee (CPUC) created by the Board of selectmen as identified
in Chapter 12. The CPUC was composed of an engaged group of citizen volunteers who provided
their time, energy, and knowledge by guiding and informing the creation of this updated
Comprehensive Plan. Assisted by Town Staff and the selected consulting team, this process was
governed by Chapter 12, a local ordinance that now regulates the update process for the Wells
Comprehensive Plan.
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Part 2 – Policies and Implementation
Strategies
Chapter 1 The Vision for Wells
The Comprehensive Plan’s Vision for Wells describes the overall features of what the citizens
of Wells want their Town to be This Vision for the Town of Wells was informed by the
existing conditions analysis completed in 2021, and located in the Appendix of this Plan. It was
then created with feedback and direction from the residents of Wells and the members of the
Comprehensive Plan Update Committee. like. The This Vision defines addresses the overall
character of the Town town in terms of its natural, social and built environment while
recognizing the changing economy and the realities of climate change that local leaders and
residents are facing. The intent of the Vision is to help visualize the town of Wells in the year
2032, and have a clear image to work towards through the many implementation actions
identified in this Plan.

THE VISION FOR WELLS IN 2032
As a historic coastal New England community, the town of Wells contains valued natural
resources including conserved forest lands, protected surface waters, an active harbor, a
productive estuary supporting wildlife and fisheries, and several prized beaches. Over the past
decade, Wells has continued to protect and steward this important network of natural resources
while guiding new development activity in ways that both preserve and enhance the community’s
distinct character.
As the community continues to transition to new types of economic activity and away from the
land-based industries it relied on in the past, Wells remains a highly desirable place to live and
work because of its welcoming people, network of protected open spaces, history, and coastal
location. Together, the citizens of Wells are working to embrace new residents and economic
opportunities, while making the community more resilient to the changing climate and coastal
hazards. This has been accomplished through both new land use regulations and infrastructure
investments. These changes are now guiding and informing new business and housing
opportunities that add value and reinforce the character of the community. Quality municipal
services with an emphasis on health, safety and sustainability, and an interconnected
transportation system also contribute to the quality of life for residents, and continue to attract
seasonal visitors.
More specifically Wells has achieved this Vision by accomplishing the following:
Housing:
Town of Wells, Maine – The Comprehensive Plan 2/7/2022
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Transportation:
Economic Development:
Coastal Impacts and Natural Hazards:
Open Space and Conservation:
Wells is a terrific community with great people and a great environment. The vision for Wells is
to preserve and promote Wells’ small-town historic traditional rural New England seacoast
community character, appearance and values for a better quality of life.
If quality is conformance to a standard, then continually improving quality means continually
setting and achieving higher standards for excellence in planning, design, development, service
and operations. Citizens drive standards: their aspirations, expectations, their goals and policies.
Setting standards will enable Wells to:
 Retain and improving the quality of life.
 Promote economic opportunity.
 Promote health and safety.
 Promote educational opportunity.
 Promote environmental protection.

Vision Benefits
There are several benefits from this vision for Wells including:
1. Retaining Small Town Character and A Better Quality of Life.
The first benefit is retaining and promoting a better environment for business and living. Wells’
economic base is tourism. Its attraction for tourist and residents alike is its historic and traditional
New England seacoast and rural environment, character and appearance. This character and
appearance is derived from Wells’ architecture and rural environment. The architecture reflects
the New England Colonial and Victorian styled wood homes, buildings, barns or barn-like
buildings painted in colonial colors that give Wells its unique character herein referred to as
Traditional New England Style or the Wells Maine Style. This architectural Style also influences
the design of signs, graphics, street lighting, paving and the other “built” features in the Town.
Similarly, the Traditional New England Style reflects the Town’s unique setting on the
seacoast/marine estuary and in the upland rural forested area. Tourists and residents alike are
attracted to this town character and appearance. Thus, the vision is to preserve and enhance the
traditional New England style small town character and appearance for everyone’s benefit.
2. Improved Central Area
A second benefit is improving the central area of Wells in the vicinity of the Route 1/Route 109
intersection. This area forms the historic commercial heart of the Town and it will be enhanced
with pedestrian and other transportation improvements that will protect its character and advance
its livability.
Town of Wells, Maine – The Comprehensive Plan 2/7/2022
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3. Protecting Rural Areas and Neighborhoods
A third benefit is preserving and enhancing the rural areas (i.e. with agricultural, forestry and
residential uses) and residential neighborhoods (i.e., with low, medium and higher density
residential uses) of Wells. Neighborhoods will also be linked to other neighborhoods and to the
central area by pedestrian and bicycle ways to promote off-road movement, open spaces, and
scenic local and collector streets.
4. Beach Areas with Neighborhoods and Village Centers
A fourth benefit is protecting and enhancing the seacoast and adjacent marine estuary areas and
residential areas with neighborhoods and neighborhood village centers. The areas will feature
less vehicular traffic, public access and open spaces to protect natural ecologically critical areas.
The village centers could include limited convenience services and public facilities suchas a fire
station or park. The neighborhoods will also be linked to other neighborhoods and the central
area by pedestrian and bicycle ways to promote off-road movement, open spaces, and scenic
local and collector streets.
5. Open Space and Natural Ecologically Critical Areas
A fifth benefit is preserving and protecting land for recreation, tree growth and natural wildlife
habitat, and, where appropriate, linking it by streams, pedestrian and bicycle paths and other
ways.
6. Transportation Center (Maine Turnpike Exit 19 Area)
A sixth benefit is continuing to develop a mixed-use business area aimed at serving the customers
or the new Wells Transportation Center with Amtrak “Downeaster” train service and Maine
Turnpike (Interstate 95) Exit 19 access. As described more fully in Chapters 6, 7, &8 of this plan,
land use and development policies and regulations will be prepared in order to promote the
development/redevelopment of this area to serve travelers (tourists, residents, and others) at this
transportation gateway to the Wells community. The Town will work with the Turnpike
Authority and developers to effectively utilize the Transportation Center access road and the
traffic signal at Route 109. Traditional New England style architecture will be promoted.
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Chapter 2 – Population Policies and Strategies
Introduction
The Comprehensive Plan’s Population Policies and Strategies section includes goals,
policies, standards, and implementation strategies related to the amount and timing
of population growth. The Land Use Policies and Strategies then address the location
of and character of development to accommodate future population growth.
Wells’ population growth is shaped in part by regional and national growth trends.
An understanding of population trends within a community is important for
developing policies to accommodate change, and will help Wells establish an
appropriate direction for the future. Wells’ population changes and characteristics are
due in part to its geographic location. It is easily accessible from the Maine Turnpike,
making it an attractive location for individuals to live in the town and commute to
jobs in other communitieselsewhere. Businesses in Wells also provide employment
opportunities for individuals that live elsewhere in the region. In addition, Wells’
waterfront location also makes it attractive to summer visitors who are a significant
portion of Wells’ seasonal population. See Appendix A for recent trends and analysis
of related to the population and demographics of the community.
The population of Wells is increasing at a higher rate of growth than any other
municipality in York County. From 2010 to 2020, the population increased by 26%.
As the population of Wells increases it is also aging, and the median age of residents
is now 52 years old. On top of this, the seasonal population in Wells is also increasing.
The peak seasonal population of Wells is estimated to be 48,409, a 44% increase since
2004.

Goals
State Goal:
Encourage orderly growth and development in appropriate areas of each the
community, while protecting the State’s rural character, making efficient use of
public services and preventing development sprawl. (Growth Management Act)
Regional Goal:
No goal specific to population is available at the regional level.
Wells Goals:
1. Manage the rate of residential and non-residential growth in a manner that
maintains the Town’s ruralnetwork of open spaces, small-town and coastal
community character, and is consistent with the Town’s ability to accommodate
it.
2. Provide opportunity for a variety of individuals to live in Wells including young families,
seniors, and people of diverse backgrounds and income levels. While ensuring that new
2/7/2022
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housing units do not deter from the character and function of the community.

Policies
To achieve these goals, it is the policy of the Town of Wells to:
1. Ensure that residential growth in rural areaswest of Interstate 95 is accommodated
in suitable locations that are properly zoned, have appropriate environmental
conditions and allow for provision of proper access and public services exclusive
of water and sewer.
2. Provide opportunity for higher density residential development in areas that have
appropriate community facilities and services, including public water and sewer,
and that have low risk of exposure to natural hazards (e.g., flooding) and that are
not environmentally sensitive..
3. Continue to monitor and manage the rate of residential growth to ensure that such
growth does not unduly strain public facilities and services and does not damage
the environment.
4. Encourage the creation and growth of commercial establishments and services
that will serve a wide variety of residents. This should include childcare, youth
programs and activities, family-oriented activities and entertainment, and senior
programming and support.
Standards
To achieve these policies, the following are Town of Wells’ standards to guide development:
1. Limit population growth to 132 dwelling units per year set forth in the
existing WellsResidential Growth and Land Use ordinances.
2.1.Direct the Board of Selectmen and Planning Board to monitor and create a legal
means to regulate the rate of growth and development. This does not mean to
stop all new growth; rather, it means to direct new growth to appropriate areas
of the community and over time reduce the impact and rate of growth so that it
more closely matches the rates of growth of surrounding communities.
3.2.Identify available, allowable, and appropriate Establish different growth limits
management strategies for areas identified as growth and non-growth areas in
the Future Land Use Planthis Comprehensive Plan and the Zoning Ordinance.
(see Chapter 6).
Implementation Strategies
1. Revise the zoning districts in Rural Areas and requirements for these districts
as identified and described in the Land Use policies in Chapter 6 of this Plan.
2. Adopt the proposed zoning district changes and requirements for the higher
density Growth Areas that are identified and described in the chapter on Land
Use policies.
2/7/2022
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3. Amend the Residential Growth Management Program to support the
growth and non-growth designations in the Future Land Use Plan (see
Chapter 6).
1. Establish a standing Growth Management Committee to review the growth
managementordinance tools available for managing growth in the Town of
Wells on an ongoing basis and make recommendations to the Selectmen.
The previous Growth Management Committee was sunsetted in 2008 and if
re-established should The Committee shall consider monitor regional growth
trends, similar research and provide examples of ordinances and other
growth management techniques in from surrounding communities, and
consider the long-term capacity of Wells’ municipal facilities and services.
2. Coordinate the growth and development related implementation strategies
identified in this Comprehensive Plan to ensure that Wells also addresses
other housing, development, natural resource, and land use objectives in
keeping with the community’s Vision for the future.
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Chapter 3 - Natural Resources Policies and Strategies
Introduction
The Comprehensive Plan’s Natural Resources Policies and Strategies describe goals, policies, standards, and implementation strategies related to the protection, conservation and development of Wells’ natural resources. Natural resources for the purposes of this Plan include surface waters (including rivers, streams, ponds, estuaries, and coastal waters), wetlands, groundwater, wildlife and fisheries (and associated habitat), soils (including farmland
soils), forestlands and timber, floodplains, and beaches (including sand dunes).
Natural resources contribute to defining a community’s unique character. Wells’ natural resources provide residents with a rich quality of life and many recreational opportunities. The
continued presence of intact natural resources such as forests, farmlands, water bodies, and
wetlands on the landscape is an integral component of Wells’ distinct character, now and in
the vision for the town’s future. Protected natural resources mitigate the effects of visual and
noise pollution from developed areas and transportation corridors. Natural resources are also
an important consideration in estimating the Town’s capacity for growth and development
potential. Natural resources can provide both opportunities and constraints for growth. For
example, steep slopes and wetlands are inappropriate for development while better drained,
flatter areas are generally considered more suitable for development. The natural resource
base of Wells is an important factor in determining local land use decisions.
See Appendix A for an analysis of Wells’ natural resources, including critical resources.
Critical natural resources are thosedefined as natural resources with unusual and/or significant geological, biological, or hydrological features (Comprehensive Planning Manual: A
Manual for Maine Communities). Under federal and/or state law, critical natural resources
warrant protection from the negative impacts of development. See Appendix A for an analysis of Wells’ critical natural resources.
Goals
State Goal:
1. Protect the quality and manage the quantity of the State’s water resources, including
lakes, aquifers, great ponds, estuaries, rivers, and coastal areas. (Growth Management
Act)
2. Protect the State’s other critical natural resources, including without limitation, wetlands,
wildlife and fisheries habitat, sand dunes, shorelands, scenic vistas, and unique natural
areas. (Growth Management Act)
Regional Goals:
1. Maintain and, where possible, improve the quality of our natural environment
through actions that manage resources as a system rather than as local segments.
No goal is available at the regional level.
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2.1.Work in collaboration with the Wells National Estuarine Research Reserve Management Plan to address pressing local and regional management issues, including climate change and its impacts on coastal ecosystems and communities, development
pressures, land use change impacts on coastal habitats, and water quality degradation.
At the time of this comprehensive plan update, the current management plan is for
2019-2024, and will be updated regularly.
Wells Goals:
1. Assure the Town's natural features, including the marshes and wetlands, beaches, aquifers, critical wildlife habitats, and floodplains, that are truly environmentally sensitive areas and create a truly outstanding, but fragile, environment are protected from damage
and preserved for future generations.
2. Enhance the Town’s programs for protecting sensitive, natural resources through regulatory and non-regulatory mechanisms.
2.3.Protect areas of Wells that are vulnerable to the increased flood risk accompanied by climate change impacts such as sea level rise and storm surge flooding, and enhance Wells’
climate resilience by protecting and enhancing areas of the town that provide flood mitigation and floodwater storage and to collaborate with regional and state agencies to develop proactive plans in response to these projected climate impacts.
3.4.Support programs for acquiring key land areas of environmental concern to provide for
the protection of these resources, while compensating the property owner.
4.5.Work cooperatively with federal and state environmental regulators to enforce regulations that protect the Town and region’s natural resources.
5.6.Develop land use controls that encourage these areas to be protected and permanently set
aside as land development occurs.
6. Protect the Branch Brook aquifer from potential sources of contamination by controlling
land use in this area and maintaining the availability and quality of other existing and potential water supplies.
7. Allow the removal of mineral resources such as sand and gravel in a manner which minimizes the impact on these areas and surrounding neighborhoods, provides for the reclamation of these sites, and protects the groundwater from contamination.
8. Protect, manage, and support natural resource resource-based enterprises such as agriculture, forestry, and mineral extraction.sustainable forestry and agriculture.
9. Place high value on the protection and long-term management of and education about the
Town’s ecological systems including soils, surface and ground water, wetlands, beaches,
natural vegetation, and wildlife. The natural environment should be used as a guide to
manage future growth recognizing that Wells’ natural systems provide opportunities and
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constraints for both conservation and development.
10. Assure ocean beaches continue to be a community resource.
Note: The following suggestions of Natural Resource Goals are based on public comments
during outreach and engagement and should be considered by the Committee.
10.11.
Protect Wells against future climate threats to critical natural resources, marine
resources, and freshwater resources.
12. Assure that natural resource conservation is not mutually exclusive of recreational usage
and opportunity. The two should be collaborative.
11.13.
Protect Well’s skies against light pollution with the goal of creating dark skies.
Note: We recommend considering this goal or similar to project the critical natural resource of the coastal marsh system east of Route 1. This marsh system is largely bound by
built infrastructure which will prevent the marsh from migrating inward with sea level rise
(with the exception of the marsh adjacent to the Rachel Carson National Wildlife Refuge –
Upper Wells Division).
14. Protect the Wells coastal marsh system’s continued existence in the face of future inundation from coastal flooding and sea level rise by conserving adjacent upland for the purpose of future marsh migration.
Policies
To achieve these goals, it is the policy of the Town of Wells to:
General
1. Encourage the use of environmentally sensitive areas and critical habitats in a manner
that does not jeopardize the environmental value of their resource.
1.2.Ensure consistency of the Town’s land use ordinances with the protection of Wells’
natural resources and critical resources.
3. Allow the removal of mineral resources such as sand and gravel in a manner that minimizes the impact on these areas and surrounding neighborhoods, provides for the reclamation of these sites, and protects the groundwater from contamination.
Note: The following suggestions of policies are based on public comments during outreach
and engagement and the Conservation Committee’s suggestions and should be considered
by the Committee.
4. Strictly enforce development regulations and setbacks aimed to protect natural resources, such as wetland and water course setbacks.
2.5.Consider population growth and increased development when planning for natural resource protection. Over-development can affect fragmentation of open space, threaten
water resources, threaten wildlife habitat, cause tree removal, and impact wetlands, and
as such, development and natural resource protection and linked.
6.

2/7/2022

3

7. Consider holding developers responsible for negative environmental impacts associated
with building.
8. Promote and protect natural resource-dependent recreation opportunities (including
walking, hiking, bicycling, kayaking, wildlife viewing, shellfish harvesting, and waterbased activities), businesses, and industries with land use ordinances, open space rules,
and natural resource protection planning. The balance between protecting and promoting natural resource access may also benefit from efforts to limit public and recreational
access in some environmentally sensitive areas.
Beaches
1. Assure Ensure public access to the beaches for both residents and tourists while protecting the livability of the beach neighborhoods.
2. Manage the beaches in cooperation with property owners to control overuse, providenecessaryprovidenecessaryfacilities, and promote a wholesome family environment.
3. Maintain and protect the physical quality of the beach systems through activities such
as cleaning, stabilization, and sand replenishment.
4. Improve pedestrian, bicycle, and local transit access to the beaches.
5. Create appropriate transportation links (e.g. ferryferries, bridges, etc.) between the Harbor, Wells Beach, and Drakes Island, such as ferries and water taxis.
Groundwater
1. Protect the quality of the groundwater in the Branch Brook Aquifer and in the Town’s
other sand and gravel aquifer areas that can be used for high volumes of domestic use by
implementing and enforcing regulations that control the use, handling, and storage of
hazardous materials.
2. Protect the quality of the groundwater in areas not served by public water and sewer by
ensuring existing chemical limit standards set by the Maine Department of Environmental Protection are enforced and ensuring proper inspections of all septic system installations. Examples of such chemicals include nitrates and PFAS compounds.
Surface Waters
1. Protect surface water quality by aggressively managing point and non-point source pollution including stormwater discharge.
2. Cooperate with surrounding communities and environmental non-profit groups to minimizethe potential for surface water pollution by inappropriate uses or activities.
2.3. Establish a long-term water quality monitoring program of surface waters in the Town to
better understand threats to surface waters and identify action items needed to protect
and/or restore water quality. Establish monitoring sites along Branch Brook, Depot
Brook, Green Brook, Merriland River, Stevens Brook, and Webhannet River.
2/7/2022
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Wetlands
1. Protect and maintain the valuable functions of tidal and freshwater wetlands by minimizing the impact of development and allowing appropriate uses such as low impact recreation, wildlife habitat, and limited, controlled timber harvest.
2. Ensure protection of high value wetlands including vernal pools, through regulatory and
non-regulatory implementation programs and place high value on these resources when
designating growth and rural areas in Wells.
3. Protect land adjacent to wetlands, especially coastal wetlands, to allow marsh migration
due to increased coastal flooding and sea level rise.
Soils
1. Base the density of development in areas outside public water and sewer service on the assimilative capacity of soils to accommodate onsite waste waterwastewater systems. No
lot size shall be less than 20,000 square feet if not on sewer and water if the Maine State
Code changes. Note: The energy committee suggests increasing 20,000 to 40,000 to
factor in the town’s rural character and to reduce development density.
Wildlife and Fisheries
1. 1. Ensure the long-term protection and enhancement of Wells' valuable wildlife habitat
and fisheries through the use of regulatory strategies and out reachoutreach to governmental and non-profit organizations involved with natural resource protection and
management.
2. Protect large habitat blocks to provide core habitat blocks that provide undisturbed habitat
conditions required by many of Maine’s species.
Floodplains
1. Collaborate with regional and state agencies, neighboring municipalities and states, and
other key partners to develop proactive actions to address projected climate change-induced flood vulnerabilities and areas of resilience.
2. Guide future development away from flood-prone areas.
1.3.Manage floodplain areas to ensure the safety and welfare of those individuals withproperties in such areas.
2.4.Maintain and update comprehensive community flood hazard management policies
and strategies. (sSee Chapter 15 and the Appendix).
3. Ensure the long-term protection and enhancement of Wells through the use of regulatory
strategies and out reachoutreach to governmental and non-profit organizations involved
with natural resource protection and management.
Education
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1. 1. Work with schools and the community to promote education of environmental sciences
and ecology.
2. Use the Fenderson Wildlife Commons and other locations for environmental education
opportunities for students and the public in conjunction with the Wells Conservation Commission.
Standards
To achieve these policies, the following are Town of Wells’ standards to guide development:
1. Existing Land Use, and Subdivision, Floodplain Management, Hazardous Waste, Septage
Effluent Disposal, and Solid Waste Ordinances.
Implementation Strategies
General
Note: The implementation strategies identified here for Natural Resources are sourced
from the Maine Comprehensive Plan Review Criteria Rule (07 105 Chapter 208).
1. Through local land use ordinances, require subdivision or non-residential property developers to look for and identify critical natural resources that may be on site and to take appropriate measures to protect those resources, including but not limited to, modification
of the proposed site design, construction timing, and/or extent of excavation.
2. Through local land use ordinances, require the planning board (or other designated review authority) to include the consideration of information regarding critical natural resources as part of the review process.
3. Initiate and/or participate in interlocal and/or regional planning, management, and/or regulatory efforts around shared critical and important natural resources and incorporate
planning for increasing severity of climate impacts.
4. Pursue public/private partnerships to protect critical and important natural resources such
as through purchase of land or easements from willing sellers.
5. Distribute or make available information to those living in or near critical or important
natural resources about current use tax programs and applicable local, state, or federal
regulations.
Note: The following suggestions of strategies are based on public comments during outreach and engagement and the Conservation Committee’s suggestions and should be considered by the Committee.
6. Develop a long-range climate action plan for the Town of Wells that addresses natural resources (freshwater, marine, wildlife habitat, access to recreation, etc.), and
plans for mitigating the effects of climate change. The plan should include reducing
Well’s carbon footprint, improving seawalls where appropriate, controlling erosion,
addressing limits to coastal development, reducing pollution, encouraging smart designs of infrastructure,
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3.7. Conduct regular investigations into the threats of climate change within the Town, especially along river/stream courses, marsh side, and frontal beach landscapes. Utilize
the Town Engineer, professional expertise, and collaboration with neighboring towns.
The results of said investigations will inform avoidance and mitigation planning efforts.
4.8.Enhance public stewardship and public education on importance of Town natural resources.
Beaches
1. Appoint a Committee to recommend specific implementation programs to assure ensure
public access to beaches, manage beach use, protect the physical quality and create transportation links.
2. Establish a graphic inventory of all sand dunes on the Town’s Geographic Information
System (GIS)to accompany the state sand dune boundaries file and update as new data
becomes available. Ensure that any landowner with property on a sand dune obtain any
necessary State permits prior to obtaining any local permits.
Groundwater
1. Revise the Aquifer Protection District of the Land Use Ordinance to incorporate a twotiered zone for the Branch Brook Aquifer based on maps prepared by the Kennebunk,
Kennebunkport, and Wells Water District (KKWWD) and adopt use and quality standards as identified in the Aquifer Protection section of the Land Use Policies and Strategies.
Note: The following suggestion is from KKWWD.
1.2.Extend aquifer protection zone around Branch Brook using groundwater modeling rather
than a surface water buffer. Use the 200-day and 2500-day travel zones to establish the
buffer..
2.3.Continue to wWork with the KKWWD to acquire key parcels of land with high value for
ground water protection and aquifer recharge through fee simple acquisition or conservation easement.
3.4.ReviewAmend the Aquifer Protection provisions of the Town’s Land Use Ordinance to
ensure thatdetermine whether or not there there is sufficient protection of the groundwater in the Town’s sand and gravel aquifer areas. Where appropriate implement and enforce regulations that control the use, handling, and storage of hazardous materials in
these areas.
4.5.Establish a program to ensure there is proper inspection of all septic system installations
and monitor the performance of septic systems in/or adjacent to Resource Protection and
Conservation Areas.
5.6.Maintain the current buffer around surface water bodies and wetlands in the Land Use
Ordinance to prohibit septic systems and other uses with the potential to contaminate
both the groundwater and the groundwater/surface water interface.
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6.7.Enact public wellhead and aquifer recharge area protection mechanisms as necessary.
Surface Waters
1. Continually integrate the State of Maine Guidelines for Municipal Shoreland Protection,
as may from time-to-time be revised, into the local land use regulations.
2. Ensure the Town shoreland zoning ordinance complies with Maine DEP guidelines.
3. As necessary, revisit and rRevise local subdivision and site plan review regulations,
where necessary, to require current low impact development standards, stormwater management, erosion and sediment control and landscaping, including a reference to a suitable guidance document that requires currently accepted Best Management Practices such
as the Maine Erosion and Sediment Control Handbook for Construction: Best Management Practices by the Cumberland County Soil and Water Conservation District, 1991 or
or Better Site Design: A Handbook for Changing Rules in Your Community by the Center
for Watershed Protection, 1998. Standards consistent with: (1) Maine Stormwater Management Law and Maine Stormwater regulations (title 38 M.R.S.A §420-D and 06-096
CMR 500 and 502). (2) Maine Department of Environmental Protection's allocations for
allowable levels of phosphorus in lake/pond watersheds. (3) Maine Pollution Discharge
Elimination System Stormwater Program.
4. Continue local subdivision and site plan review regulations to provide for municipal inspection and enforcement of:



Erosion and sediment control plans.
Post-construction maintenance and operation plans, particularly for major developments or developments deemed by the Planning Board to have potential negative impacts to valuable natural resource or Resource Protection Areas.

5. When and where applicable, develop an urban impaired stream watershed management
or mitigation plan to promote continued development or redevelopment without further
stream degradation.
5.6.Continue the cooperative relationship with the Wells National Estuarine Research Reserve to expand the water quality monitoring program with annual monitoring results
and analysis made available to the Town.
6.7.Establish a process with adjacent communities to ensure the maintenance of water quality
standards for surface waters that occur in more than one community such as Branch
Brook, and the Merriland River, and the Ogunquit River.
7.8.Ensure that the water quality of Ell Pond is not degraded by working with the Town of
Sanford to implement a consistent set of standards for water quality protection.
9. Amend Town ordinances to require a timber-cutting plan and permit.
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10. Work with the DPW to integrate water quality protection into their daily operations including the storage of sand and salt, culvert replacement, street sweeping, and garage operations.
8.11.
Adopt or enhance water quality protection practices and standards for construction and maintenance of public and private roads and public properties that require their
implementation by contractors, owners, and community officials and employees.
9.12.
Obtain a description of each pond, river, and drinking water supply with the description of ecological value, threats to water quality or quantity with specific location(s)
of threats, and documented water quality, a summary of present and past monitoring activities, and/or invasive species problems from the Department of Inland Fisheries and
Wildlife and/or the Department of Environmental Protection.
10.13.
Work with the Kennebunk, Kennebunkport, and Wells Sewer district to mMinimize pollution discharges through the upgrading existing public sewer systems and the
wastewater treatment facility.
14. Encourage landowners to protect water quality. Provide local contact information at the
municipal office for water quality best management practices from resources such as the
Natural Resource Conservation Service, University of Maine Cooperative Extension, Soil
and Water Conservation District, Maine Forest Service, and/or Small Woodlot Association of MaineMaine Woodland Owners. Provide educational materials at appropriate locations regarding aquatic invasive species if applicable.

Note: The following suggestions were made by the Conservation Committee.
15. Rezone watercourse setbacks to increase the capacity of said features to accommodate
greater rain volume and more frequent storm events, as the threat of storm surges increases
grows due to climate change.
16. Direct the selectboard to negotiate greater protections of watercourse in the Branch Brook,
Merriland River, and Webhannet River watersheds by purchasing development rights and
easements form willing landowners to extend protection beyond regulatory ordinances.

Note: The following suggestions were made by citizens through public outreach:
17. Consider regulating the use of chemicals, such as fertilizer and pesticides, that threaten the
Town’s water quality.
18. Improve access for fishing, kayaking, and canoeing in Wells.
Wetlands
1. Establish a committee to review and assess the quality of current wetland management
within Wells and, if deemed appropriate, establish guidelines for a local wetland regulation. If appropriate, base the regulation upon a classification system that incorporates hydrology,vegetation and wildlife and a definition that is consistent with current state and
federal wetland regulatory programs. Report findings to the Board of Selectmen within
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six months of establishing such committee. Wetland guidelines should ensure that any
definition be consistent with current state and federal wetland regulatory programs.
CPUC ‐ retain this implementation strategy from 2005 plan?
2. Establish a program to identify, prioritize and protect high value freshwater wetlands and
land containing vernal pools. Protection should occur through regulation, education and
cooperation, purchase, or conservation.

Note: The following suggestion was made by the Conservation Committee.
3. Alter the Land Use Ordinance in order to cease counting wetlands in assessing land for
minimum lot requirements, in order to prevent legal development of access roads through
other wetlands.
Wildlife and Fisheries
1. Identify and protect through the timber harvesting plan and permit, site plan and subdivision approval process, those areas of land designated by the Maine Department of Environmental Protection (MDEP) as “significant wildlife habitat. These areas should be revised based on MDEP updates and revisions of these habitat areas and performance
standards.
2. Retain theReview the appropriateness of currently designated buffers along rivers and
streams in the Town’s Land Use Ordinance to maintain the quality of these areas for
wildlife and fishery habitat.
3. Within areas of Wells designated as Rural Use, seek to maintain large parcels of unfragmented lands and to ensure that wildlife habitats are connected by travel corridors
through both regulatory and non-regulatory means.
4. Require all applications for subdivision, site plan review and timber harvesting to investigate and map the presence of any significant wildlife habitat and habitat for state rare or
endangered species that may not have been previously mapped, such as vernal pool areas
of the Tatnic Hills that provide habitat for Blanding’s and spotted turtles and as established by the State of Maine on the site. Obtain necessary state approvals as a condition
of subdivision plan and /or site plan approval.
5. Work cooperatively with Maine Inland Fisheries and Wildlife, Natural Resource Conservation Service, and Wells National Estuarine Research Reserve to manage and protect
high value habitat and areas for significant habitat and rare and endangered species.
6. Work with landowners with high value habitats on their property to protect these areas
through education and cooperation, conservation and easements or purchase through a
land holding entity.

Note: The following suggestion was made by the Conservation Committee.
6.7.Form a committee to study the creation of a land bridge over the Interstate 95 to provide
a corridor for wildlife crossings and to connect recreational trail systems between the
western portion of Wells and the coastal corridor.

2/7/2022

10

Forest and Farmland Resources
1. 1. Amend Town ordinances to ensure a timber-cutting permit is obtained prior to cutting.
CPUC - retain this strategy from 2005?
2. Work with forest and agricultural landowners to improve adaptive capacity and ability to
respond to fluctuating water demands, especially as may result from predicted climate
change impacts.
3. Amend Town land use ordinances to protect critical prime farmland soils.
4. Include agricultural and forestry operations into Town economic development planning
efforts.
Floodplains --See Chapter 15-Flood Hazard Mitigation Polices and Strategies
1. Continue to manage the use and development of the Town’s inland flood hazard areas in
accordance with state and federal standards.
2. Update current flood hazard standards and maps to be consistent with federal guidelines
and the recommendations of the Flood Hazard Mitigation Polices and Strategies.
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Chapter 4 - Marine Resources Policies and
Strategies
Introduction
The Comprehensive Plan’s Marine Policies and Strategies describe goals, policies,
standards, and implementation strategies related to marine resources and the waterfront
environment.
The marine environment of Wells covers most of the eastern portion of the Town
extending inland as far as Route 1 and stretching along the Atlantic Ocean for over five
miles from Kennebunk on the north to Ogunquit on the south. The majority of the
oceanfront is characterized by a system of barrier sand dunes and beaches. Behind this
dune system lies an extensive area of marshland fed by the Little River, Merriland
River, Webhannet River, Ogunquit River, and numerous coastal streams. The water,
plant and wildlife resources of this area are discussed in detail in the Natural Resources
Policies and Strategies.

Goals
State Goal:
Protect the State’s marine resources industry, ports, and harbors from incompatible
development and to promote access to the shore for commercial fishermen and the public.
(Growth Management Act)
Relevant State Coastal Policies:
1. Promote the maintenance, development, and re-vitalization of the State’s ports and
harbors for fishing, transportation, and recreation. (Coastal Management Policy)
2. Enhance the economic value of the State’s renewable marine resources. (Coastal
Management Policy)
3. Support shoreline management that gives preference to water-dependent uses over
other uses, that promotes public access to the shoreline and that considers the
cumulative effects of development on coastal resources. (Coastal Management
Policy)

Regional Goal:
Partner with state and federal agencies and neighboring communities, and other key regional
partners, to implement timely dredging and beneficial reuse of dredged material to support
coastal resilience and beach nourishment. (None specific to marine resources.)
Wells Goals:
1. Continue to assure public access to the beaches and Harbor in Wells while managing
and maintaining these resources in the best interests of the community and adjacent
landowners.
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2. Work cooperatively with the State to manage and regulate the use of critical sand
dune areas.
3. Assure the Wells Harbor remains a viable resource since the harbor plays an
important role as both an economic and recreational resource for the Town.
4. Protect and restore recreational fishing and shellfishing in the Town’s coastal waters and
estuaries.

Note: The following suggestion was made by citizens through public outreach:
4.5. Prepare and plan for the inevitable impacts of climate change on Wells’s marine resources
through specific measures such as seawell improvements, limiting coastal development, higher
boardwalks and piers, and revegetating shorelines.

Policies
To achieve these goals, it is the policy of the Town of Wells to:
1. Continue to assure the quality of the living environment in beach neighborhoods by
managing the activities of beach goers, enforcing private property rights, and
controlling access and parking.
2. Manage the beaches in cooperation with private landowners to ensure this resource
can be used in a manner that allows for maximum use by the beach goers while
minimizing the impact to private property owners and protecting the natural plant and
wildlife habitats that enhance the value of the beach.
3. Protect the plant and wildlife habitat associated with the beach/dune and estuarine
systems to ensure survival of the state’s endangered and threatened species.
4. Support the dredging of the harbor to maintain it as a suitable mooring area while
minimizing the negative ecological impacts of dredging on recreational fishing and
shellfishing opportunities.
5. Control parking and support facilities in the harbor and beach areas to allow
continued use of the area for commercial and recreational boating and marine uses.
Note: We recommend considering the following two policies. State or Federal Clean
marine/boatyard programs, such as the Maine Pumpout Grant Program, can help
prevent pollution from entering the Wells Harbor in the Webhannet Estuary.
Improving marine habitat and water quality will help achieve the goals of
supporting and restoring shellfishing (recreationally and/or commercially).
6. Encourage owners of marine businesses and industries to participate in state or
federal clean marinea/boatyard programs.
6.7.To pProtect, maintain, and, where warranted, improve marine habitat and water
quality.
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Standards
To achieve these policies, the following are Town of Wells’ standards to guide development:
1. Existing Land Use ordinance.

Implementation Strategies
1. Revisit and uUpdate as necessary the local 2013 Harbor Management Plan that
addresses harbor location and use issues, jetty issues, marine resource protection,
adjacent land use and public access. The updated plan should be submitted to the
Maine State Planning Office for approval and become a part of the Comprehensive
Plan.
2. Maintain the graphic inventory of all sand dunes on the Town’s Geographic
Information System (GIS) and update, as new data becomes available. Ensure that
any landowner with property on sand dunes obtain any necessary state permits prior
to obtaining any local permits.
3. Continue to work with appropriate state agencies and the Wells National Estuarine
Research Reserve to manage point and non-point source pollution into the harbor and
estuary to ensure appropriate water quality levels for shellfish harvesting and other
marine recreation activities.
4. Maintain public access to the beaches, harbor and waterfront of Wells.

Note: The following suggestions were made by citizens through public
outreach:
4.5. Public access to beaches should be carefully addressed to limit overcrowding of natural
resources while also improve access points through ensure safety of stairs, making more
handicap options, creating better bike access to beaches, better shuttling access to beaches,
transportation for seniors to beaches, resident parking for beaches, and better sidewalks (such
as on Mile Rd). Note: Many residents noted they would like to see public access and new
recreation infrastructure limited.
6. Reduce pollution impacting marine resources.
5. Limit coastal development and building.
7. Establish guidelines for beach use for tourists, promote/enforce rules, monitor beaches.
8. Improve water-based recreational businesses and improve kayak access and public boat
launches. Promote inland based water recreation activities to toursits as an alternative to the
beach.
6.9. Continue to maintain Wells Harbor as an active harbor that provides access,
service and mooring facilities for both commercial, marine-related vessels and
recreational boats.

Note: We recommend removing this Implementation Strategy as the Wells Bay Regional Beach
Management Plan is no longer current or widely available.
7. Review and implement the Wells Bay Regional Beach Management Plan.
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8.10.
Continue to work with the Department of Marine Resources and the
DEP to ensure the viability of the recreational shellfish-harvesting program
and prohibit any commercial harvesting.
Note: The following two strategies are identified in the Comp Plan Review
Criteria Rule (Chapter 208) and we recommend considering them.
11. Continue to work with local property owners, land trusts, and others to protect
major points of physical, accessible, and visual access to coastal waters,
especially along public ways and in public parks.
9.12.
Provide information about the Working Waterfront Access Pilot
Program and current use taxation program to owners of waterfront land used
to provide access to or support the conduct of commercial fishing activities.
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Chapter 5 - Historic and Cultural Resources
Policies and Strategies
Introduction
The Comprehensive Plan’s Historic and Cultural Resources Policies and Strategies
section describes the goals, policies, standards, and implementation strategies related
to Wells’ historic and cultural assets. The Town of Wells has a rich history –its
historic buildings, archaeological sites, railroad, maritime history, and more have
attracted residents and visitors to the community and have helped shape the character
and identity of the Town. The Town has 18 sites that are on the National Register of
Historic Places and a number of other state and locally significant historic properties
as well. Wells also has several unique historic sites that have cultural and ecological
value including the Wells Reserve at Laudholm, the Rachel Carson National Wildlife
Refuge, and Perkins Cove. See Appendix A for additional details on Wells’ historic
and cultural resources.

Goals
State Goal:
Preserve the State’s Protect to the greatest extent practicable the significant historic and
archaeological resources in the community. (Growth Management Act)
Regional Goal:
Create an awareness of the importance of identifying and preserving historic and
archaeological resources.
Wells Goals:
1. Identify, map, and protect, and share significant historical and archaeological resources.
2.

Preserve, protect and maintain the quality of Wells’ historical, cultural and
archaeological resources.

3.

Educate Town citizens and visitors about Wells’ historic and archaeological
resources not just as individual buildings or sites, but as resources in a
geographic, social and economic context.

Policies
To achieve these goals, it is the policy of the Town of Wells to:
1. Preserve and promote the historical and cultural character of Wells including
historic buildings, sites and landscapes as well as roadways and natural features
of historic and cultural significance.
2. Identify, document and protect the Town’s archaeological and pre-historical resources.
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3. Ensure that development in along the Route One corridor, and in the central area
of Wells ( Route 1 and 109), and within other identified growth areas occurs in a
manner that is consistent with and complimentary of the historical character of
the community.
4. Provide educational opportunities for residents and visitors that “tell the story” of
Wells history., including appropriate signage and markers at mill sites, shipyard
sites, etc.
5. Encourage owners of historic properties to apply for National Register status.
6. Ensure that new development respects the Town’s historic and archaeological resources.

Standards
To achieve these policies, the following are Town of Wells’ standards to guide development:
1. Existing Town OrdinancesLand use Regulations.

Implementation Strategies
1. Seek Local Government Certification with the State Maine Historic Preservation
Commission Office in order to be eligible for matching grants related to
preservation planning and cultural resource protection. to assist the work of the
Wells Historic Preservation Commission.
1. Re-establish and maintain the Wells Historic Preservation Commission to assist
with implementation of these actions and collaborate with the Historical Society.
2. Continue to identify and document historic and archaeological resources for
purposes of building a written and photographic record that can be used to
maintain and protect these valuable community resources. The Maine Historic
Preservation Commission has noted that a comprehensive survey of Wells’
historic above-ground resources needs to be conducted in order to identify other
properties that may be eligible for nomination to the National Register of
Historic Places.
3. Identify scenic historic landscape resource areas including agricultural lands and
fields, rock walls, etc.and other features that should be preserved as important
cultural viewsheds.
4. Manage the “Gateways” or major roadway entrances into the Town of Wells to
protect their historic community character and ensure that any new development
is consistent with this character.
5. Continue and enhance the education and outreach program for both the residents
and visitors to Wells about the Town’s historic and archaeological resources.
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Annual historic walks, walking and driving tours and education brochures
resources are examples.
6. Work with public and private groups to establish a permanent heritage trail that
would include map and permanent markers for specific historic properties.
7. Encourage more property owners to place their properties on the National
Register of Historic Places.
8. Strengthen requirements in the Land Use Ordinance regarding proximity to and
impacts on historic and archaeological resources. For known historic and
archeological sites and areas sensitive to prehistoric archeology, use the local land
use ordinances to require developers to take appropriate measures to protect those
resources, including but not limited to, modification of the proposed site design,
construction timing, and/or extent of excavation.
9.

Adopt or amend the land use ordinances to require the planning board (or other
designated review authority) to incorporate maps and information provided by the
Maine Historic Preservation Commission into their review process.

8.10.
Adopt design standards for all commercial zoning districts that are
modelled after the existing design standards for the northern portion of the Route
1 Corridor and informed by the vision and purpose of each zoning district.
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Chapter 6 - Land Use Policies and Strategies
Introduction
The Comprehensive Plan’s Land Use Policies and Strategies describe goals, policies, standards,
and implementation strategies to guide the location, intensity, and quality of land useinuse in
Wells over the next ten years.

Goals
State Goal:
1. 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. (Growth Management Act)
2. Safeguard the State’s agricultural and forest resources from development which threatens
those resources. (Growth Management Act)
Regional Goal:
(None specific to land use patterns.)
No goal is available at the regional level.
Wells Goals:
Note: The most pressing Land Use Goal identified by citizens during the public outreach was that
development has been uncontrolled and Wells has lost it’s rural character, and as a result, the town
has seen increased threats to natural resources, excessive use of recreational resources, traffic
congestion, etc. This should be addressed in goals, policies, and strategies in the future land use plan.
1. Wells has a balanced pattern of land use that respects its diverse natural, cultural and
historic resources.
2. Encourage Allow growth that is respectful of the Town’s village, rural and beach/waterfront areas.
2.3.Note: The following addition was suggested by the Wells Energy Committee: Growth should be
allowedmanagement strategies should be employed to ensure growth is compatible with in line with
promoting long-term sustainability and meeting the Town’s goals to achieve 80% net zero carbon
emissions by 2035.
3.4.Impact of new growth on environmental, open space and fiscal resources is minimized.
4.5.Growth does not exceed the capacity of municipal facilities and services.
5.6.The identities of the Town and its neighborhoods are maintained and enhanced.
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Updates in the following section reflect refinements suggested by public outreach. New suggestions are
accompanied with a comment about where the suggestion came from.

Policies
To achieve these goals, it is the policy of the Town of Wells to:
1. Promote a general pattern of development that maintains and enhances the land use,
character, and living environments of the Town including the high-density beach/waterfront
area, the Route 1 mixed-use corridor, the suburban style neighborhoods and the farm and
forest rural areas. To accomplish this policy the Town will:
a. Identify areas for growth that would include residential areas and areas for mixeduse development where public infrastructure can service a high higher density of
development;
b. Restrict development in critical rural areas, near sensitive resource areas, and in areas prone to
natural hazards;
c. Encourage commercial and industrial uses in appropriate locations;
d. Encourage and Ppreserve tourism-related industry east of Route 1;
e. Preserve beach/waterfront residential neighborhoods
2. Protect and enhance Wells’ small-town rural character by ensuring that new development is
consistent with the character of the Town, promotes amenities that reinforce the Town’s
character, protects the scenic value of the Town’s beaches, marshes, rivers and rural roads,
and protects historic areas of the Town.
a. Note: The following addition was suggested by the Wells Energy Committee: Development
guidelines should be consistent with enhancing long term sustainability of natural resources, and
addressing energy efficiency and renewable energy for heating and electricity.
3. Consider a variety of regulatory and non-regulatory mechanisms to accommodate and control
growth while protecting the Town’s rural character and sense of community.
4. Monitor and manage the impacts of residential growth to ensure that such growth does not
unduly strain public facilities and services or have an adverse impact on natural resources or
critical natural resourcess. This includes studying alternative methods of managing growth
and financing public improvements required by new growth, such as: a differential growth
cap, Transfer of Development Rights (TDR), Purchase of Development Rights (PDR),
Impact Fees and other innovative planning tools such as Tax Increment Financing.
5. Encourage higher standards for infrastructure development in the Town’s commercial and
municipal center in the Route 1/109 area.
6. Direct growth into areas designated in the Future Land Use Plan as growth or transitional
areas.
7. Manage residential development outside of village areas to assure it is consistent with the
character of Wells by:
a. Adopting and revising land use regulations that recognize the capacity of natural and
2
2/7/2022

man-made systems within the Town;
b. Restricting development in areas where public facilities such as water, sewer, and roads
are not available or are not adequate to service the development unless the services are
upgraded; and
c. Requiring provision of open space and recreational lands as part of new, large
subdivisions that are commensurate with the size of the development and that optimize
opportunities to connect with town wide and regional open space and recreational
resources.
8. Maintain and promote small-scale commercial activities and uses along the Route 1
Corridor assuring that expansion of existing commercial uses or development of new
commercial enterprises adhere to the following guidelines (Pper the 2000 Corridor Plan
adopted by the Town in April 2000)(or to newly established guidelines if a new Route 1
study is conducted):
a. Ensuring the scale and nature of the development is compatible with adjacent uses.
b. Encouraging signs that are consistent with the scale of the development and do not
hinder views to the waterfront.
c. Instituting appropriate access management techniques to maintain a safe roadway
system by minimizing curb cuts on major transportation routes.
d. Ensuring that US Route 1 remains with two travel lanes by promoting
transportation alternatives and other traffic routes.
8. Work with the Maine DOT to complete a comprehensive corridor study of land use and
transportation for Route 1.
9. Direct business and industrial growth and expansion to locations that minimize impact to the
Town's natural and historical environment and adjacent neighborhoods by adopting and
implementing guidelines for landscaping, buffering, building design, lighting, and parking.
10. Identify specific areas that could be zoned or re-zoned to accommodate light industrial or
business development based upon the suitability of the area and access to arterial roadways.
11. Assure the long-term protection of land that is in forestry or agriculture through both
regulatory and non-regulatory means.
a. Note: The following addition was suggested by the Wells Energy Committee: Forest and
land protection goals should include the benefit of carbon sequestration.
12. Continue to enhance, protect, manage, and enhance the Town’s open space and resource
conservation areas.
13. Establish new and implement existing master plans for Town-owned lands to determine their
most appropriate long-term uses.
14.13.
15. Examine feasibility of acquiring land for a potential future Maine Turnpike interchange in
the Moody/Tatnic Road area.
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16.14.
Designate distinct “critical rural,” “rural” and “growth” areas based on the guidelines
of Maine’s Growth Management Act.
Critical Rural Areas
Critical rural areas encompass areas in the community that contain valuable natural,
historic or visual resources that are in need of a higher level of protection.
Rural Areas
Rural areas include areas of the community that:
a. Consist of large, contiguous open spaces, farmland, and forest land;
b. Are relatively free of sprawling and strip development along roads; and
c. Are not physically suitable for accommodating future high density residential or
commercial uses.
Growth Areas
Growth areas include areas in one of three categories:
1. Developed Areas – Areas that are essentially built out and will only experience
incremental or infill growth in the foreseeable future.
2. Existing Growth Areas - Areas already designated as residential, commercial or
industrial zones on the existing zoning map that have some capacity for future
growth.
3. Transitional Areas – Areas that are not part of established residential, commercial
or industrial areas on the existing zoning map that:
a. Are located in proximity to existing residential or commercial areas of
Wells;
b. Are physically suitable for development or redevelopment;
c. Contain sufficient area to accommodate planned growth and development;
and
d. Enable a compact, clustered, rather than sprawling, pattern of development.

Note: The following policy suggestion was made by the Conservation Committee and
should be reviewed by the committee.
15. Prioritize establishing and increasing pedestrian and bike infrastructure in the town to provide
alternative, healthy means for residents as transportation costs increase. Specifically, plan for bike
paths and sidewalks/walkways along the western side of the town within the route one corridor to
provide means for residents in western Wells to shop and work, and parallel to the Route 1 corridor
to allow coastal residents to walk and bike as an alternative to facing Route 1 traffic.
17.16.
Expand the town center as to form a “downtown” area. Note: this was commonly
mentioned by residents as a means of economic development. This would create local and
year-round job opportunities.

Note: The following policy suggestions were made by citizens during public outreach
and should be reviewed by the committee.
4
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17. Consider measures to consider the needs of year-round residents to balance year round population
and tourists.
18. Plan for where to focus economic and commercial development in the town. Important components
to include in the plan include how to support local businesses, where industrial use is allowed,
where commercial land use should be focused, and how to create more year-round economic
opportunities.

Note: The following policies were identified in the Comp Plan Review Criteria Rule
(Chapter 208) and we recommend considering them.

1. Coordinate the Town’s land use strategies with other local and regional land use planning efforts.
2. Support the locations, types, scales, and intensities of land uses the community desires as stated in
its vision. (Note: this statement should be refined following committee visioning on future land
use goals).
3. Support the level of financial commitment necessary to provide needed infrastructure in growth
areas.
4. Establish efficient permitting procedures, specifically in growth areas.
5. Protect critical rural and critical waterfront areas from the impacts of development.

Note: The following policies are suggested policies for the Committee to consider
during the future land use visioning process and for potential incorporation into the
Land Use Chapter policies list.
1. Support affordable housing and/or the rehabilitation of low-income and moderate-income properties
through land use code provisions.
2. Support providingsenior housing for theWells’ senior population through land use code provisions.
3. Consider the connectivity of land and trails among land use areas in Wells and fund conservation
opportunities accordingly.
4. Consider sustainable transportation connectivity among land use areas in Wells and fund
conservation and/or transportation projects accordingly.
1.5.Protect historical and archaeological resources through land use code provisions.

Note and question for committee: This section from the 2005 plan may be partially or
wholly relevant. We suggest the committee revisits this while visioning for an updated
Future Land Use plan. Is this something the committee would like to prioritize?
Definition of Land Use Districts by Type
The following table lists districts classified as non-growth and growth areas in the Future Land
Use Plan.

Non-Growth Areas
Critical Rural Areas

Rural Areas

Growth Areas
Developed
Areas

Existing
Growth
Areas

Transitional
Areas
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CR 1 – Fenderson Wildlife
Commons
CR 2 – The Heath/West
Brook Corridor

R1 – Rural Area
Previously Defined
R2 – Chapel Road
Rural Extension

CR 3 – Tatnic Hills/Mt.
Agamenticus Area

DR – Developed
Rural

CR 4A – Branch Brook
Aquifer Travel Time <200
days
CR 4B – Branch Brook
Aquifer Recharge Area
CR 5A – Webhannet River
Corridor
CR 5B – Merriland River
Corridor

BB – Beach
Business
RB –
Residential
Beach
RD –
Residential
Drakes Island

RA –
Residential A
RC –
Residential/
Commercial
H – Harbor
GB – General
Business

T1 – Moody
T2 –
Community
College
T3 – Burnt
Mill
T4 – Hobbs
Farm

T5 – Crediford
Limited
Commercial
QM – Quarry T6 – Limited
Manufacturing Industrial
TC –
Transportation
Center
LI – Light
Industrial

CR 5C – Ogunquit River
Corridor
CR 5D – Lower Branch
Brook Corridor (not in
Recharge Area)
CR 6 – Existing Resource
Protection Districts
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Tools to Define Rural and Critical Rural Areas
The Town of Wells wants to protect its rural and critical rural areas in ways that
respect the rights of property owners. As such, the base minimum lot size of
100,000 square feet (2.30 acres), or 40,000 square feet if located east of the Maine
Turnpike and connected to public sewer will remain intact throughout the Town’s
rural areas (Town Code, Chapter 145, Article V, 145-30). Instead of increasing the
base lot size, there are four mechanisms being suggested to control the character of
growth in the rural areas of Wells:
1. Stronger standards for clustering and open space preservation in rural
subdivisions in areas where preservation of large undeveloped blocks is a
priority. Stronger clustering standards would limit the visual and
environmental impacts of development in such keyareas of Wells.
2. In areas where protection of water resources is a priority, wetland areas will
be excluded from lot sizes, so the 100,000 square foot minimum will apply
to a net lot sizeand not the gross lot size.
3. Maximum allowable lot coverage in some proposed Critical Rural Areas
(all impervious surfaces) will be reduced below the 20% coverage now
allowed in standardrural areas.
4. In areas with key water resources, land uses and septic systems will
be limited tomitigate negative impacts on these resources.

Note: We recommend removing this paragraph, as the Growth
Management Committee is no longer active. The longer section on the
Growth Management Ordinance and Committee found later on in
this chapter has also been identified for removal.
In addition to these recommended zoning-related provisions, the Growth
Management Committee will be tasked with examining other regulations and
incentives to mitigate the impacts of growth in the rural and critical rural areas of
Wells. This Committee will, within three years of this plan’s adoption, develop
alternative strategies that will replace the Town ofWells’ existing system of
growth management.
As outlined in Policy #4 and Implementation Strategy #7, these alternative
strategies mayinclude: a differential growth cap, Transfer of Development
Rights (TDR), Purchase of Development Rights (PDR), Impact Fees and other
innovative planning tools.

Note: We recommend including the following paragraph explaining the role
of Maine’s Growth Management Program in municipal comprehensive
planning, and how it is relevant for the Wells Comprehensive Planning
update.
Maine’s Growth Management Program (GMP) is a set of guiding regulations that were
implemented to encourage orderly growth and growth planning. The program requires
7
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municipalities to form a comprehensive plan that includes defined section criteria and policy
development based upon state goals. A comprehensive plan must include an actionable
implementation strategy section. These guidelines are meant to assist with the uniform and
controlled growth at the state, region, and town levels moving forward and allow for some level
of standardization in comprehensive plans between municipalities. The states GMP requirements
were used as a guide in the updating of the 2005 Wells Comprehensive Plan (Maine State
Growth Management Program 2020).

Comment: There is no information available online about the Town of Wells
implementation of Critical Rural Areas, aside from the 2005 plan. Has this
played a role in the Town’s Land Use planning in the past 15 years? Would
the committee like to revisit this information, and/or incorporate into future
land use planning efforts?
Critical Rural Areas
In all critical rural areas, the base minimum lot size of 100,000 square feet will be
kept intact.However, as discussed above, growth will be limited and controlled in
these areas through a mix of regulatory and non-regulatory mechanisms. The
suggested Critical Rural districts andprovisions for each are listed below.
Critical Rural 1 – Fenderson Wildlife Commons
Note: The Energy committee suggests that in the future land use plan, the critical rural
areas should have a requirement for 75% open space.
Geographical Description – The area surrounding the Fenderson Wildlife Commons
property,stretching from the growth area along Route 109 to the Perkins Town area.
This area encompasses a large and contiguous block of mostly undeveloped land
that abuts mostly undeveloped land in the Town of Sanford.
Land Use Standards

Maximum lot coverage: 15%

Required 50% open space preservation for all new residential subdivisions

Where possible, new residential subdivision units shall be served by
community water andsewer systems

If property to be developed abuts an existing open space, the new open space must abut it

No new roads will be accepted by the Town of Wells

No private roads may result in the connection of existing public or private roads

Vegetated buffers must be maintained along existing public and private roadways
Critical Rural 2 – The Heath/West Brook Corridor
Geographical Description – An area beginning at the Wells Heath property along
Routes 109 and 9A stretching along the West Brook Corridor into Perkins Town
and along the proposed trail corridor connecting the Heath with Fenderson Wildlife
Commons. This district includes amostly undeveloped corridor running several
miles from the North Berwick town line to Route109.
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Land Use Standards
Maximum lot coverage: 15%

Required 50% open space preservation for all new residential subdivisions

Where possible, new residential subdivision units shall be served by
community water andsewer systems

If property to be developed abuts an existing open space, the new open space must abut it

No new roads will be accepted by the Town of Wells

No private roads may result in the connection of existing public or private roads

Vegetated buffers must be maintained along existing public and private roadways


Critical Rural 3 – Tatnic Hills/Mt. Agamenticus
Geographical Description – A series of undeveloped backland areas located south
of Route 9and west of Hiltons Lane. This area contains several unfragmented
blocks of habitat land, some of which abut other unfragmented blocks in the
Town of South Berwick.
Land Use Standards

Maximum lot coverage: 15%

Required 50% open space preservation for all new residential subdivisions

Where possible, new residential subdivision units shall be served by
community water andsewer systems

If property to be developed abuts an existing open space, the new open space must abut it

No new roads will be accepted by the Town of Wells

No private roads may result in the connection of existing public or private roads

Vegetated buffers must be maintained along existing public and private roadways
Critical Rural 4A – Branch Brook Aquifer Travel Time <200 days
Geographical Description – The portion of the Branch Brook Aquifer Recharge
Area with a contaminant travel time of less than 200 days. This area includes the
most critical locations inWells for protection of groundwater, as Branch Brook is
the public drinking water source for the Town (as well as for Kennebunk and
Kennebunkport).
Land Use Standards
Cluster developments are prohibited

Wetland areas deducted: 100%

Maximum lot coverage: 10%

Require 400-foot septic system setback from Branch Brook

Require 250-foot building setback from Branch Brook

Establish controls over the use, handling, and storage of chemical or petroleum products

Prohibit fuel sales

Prohibit animal husbandry or agricultural uses that produce animal wastes
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Critical Rural 4B – Branch Brook Aquifer Recharge Area
Geographical Description – The balance of the Branch Brook Aquifer Recharge
Area that liesoutside the 200-day contaminant travel time zone.
Land Use Standards
Cluster developments are prohibited

Wetland areas deducted: 100%

Maximum lot coverage: 10%

Establish controls over the use, handling and storage of chemical or petroleum products

Prohibit fuel sales

Prohibit animal husbandry or agricultural uses that produce animal wastes


Critical Rural 5A – Webhannet River Corridor
Geographical Description – A corridor along the Webhannet River stretching from
the estuary,across Route 1 and west to the Boston & Maine Railroad right-of-way.
Land Use Standards
Cluster developments are prohibited

250-foot building setback (200’ under current zoning)

Wetland areas deducted: 100%

Maximum lot coverage: 10%


Critical Rural 5B – Merriland River Corridor
Geographical Description – A corridor along the Merriland River, stretching from
the estuaryto Route 109 where it joins the Heath/West Brook Critical Rural Area.
Land Use Standards
Cluster developments are prohibited

250-foot building setback (200’ under current zoning)

Wetland areas deducted: 100%

Maximum lot coverage: 10%


Critical Rural 5C – Ogunquit River Corridor
Geographical Description – A corridor along the Ogunquit River from the estuary
to the SouthBerwick town line.
Land Use Standards
Cluster developments are prohibited

250-foot building setback (200’ under current zoning)

Wetland areas deducted: 100%

Maximum lot coverage: 10%


Critical Rural 5D – Lower Branch Brook Corridor (not in Recharge
Area) Geographical Description – A corridor along Branch Brook beginning
10
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below the AquiferRecharge Area (at about where Route 1 crosses Branch
Brook), running to the estuary.
Land Use Standards
Cluster developments are prohibited

250-foot building setback (200’ under current zoning)

Wetland areas deducted: 100%

Maximum lot coverage: 10%


Critical Rural 6 – Existing Resource Protection Districts
Geographical Description – The existing RP district areas in Wells. Many of these
areas fallwithin the borders of the newly defined Critical Rural areas but others,
especially the Merriland, Webhannet and Ogunquit River estuaries are outside the
Critical Rural areas. The purpose of these districts is to protect and preserve fragile
environmental areas from intrusions that would upset ecological systems or pose as
public health and safety problems (Town Code, Chapter 145, Article V, 145-32).
Land Use Standards

Development is already severely restricted using present standards

Rural Areas
All areas located outside of growth areas and critical rural areas will remain as
standard rural areas to preserve the open, rural character of the land that correspond
with the Town’s existing Rural (R) zoning district. The dimensional and use
standards already in place for the R district are recommended to remain intact.
However, stronger standards for clustering in subdivisions are recommended to
better protect the character of these areas.
The existing R district will be reduced in size by the proposed Critical Rural and
Transitional Areas. The only location where the R district is proposed for expansion
is for a forested parcellocated on the north side of Chapel Road that is currently in
the RC district. This area is one ofthe few large parcels located east of the Turnpike
that is registered as Tree Growth in the Current Use Taxation program. Also, its
location between York County Community College, the Route 1 corridor and the
Town Hall/High School area makes it a potential future area for trails and green
space.
The Developed Rural area comprises the Perkins Town section of Wells. While no
changes are recommended to land use standards in this area, it was designated as
such to recognize thefact that substantial suburban-scale development has already
taken place here.

Developed Growth Areas
The developed areas of Wells consist of its coastal residential and business areas.
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These areascorrespond with the current boundaries of the Residential Beach (RB),
Residential Drakes Island (RD) and Beach Business (BB) zoning districts.
Although these areas are identified as growth areas, the supply of undeveloped
land is extremely small, thus limiting the possibility of future growth. The existing
dimensional and use standards for these three districts are recommended to remain
the same to retain the intended New England family resort character and provide
lodging facilities and other services to tourists and residents (Town Code, Chapter
145, Article V, 145-22-25).

Existing Growth Areas
Existing Growth Areas correspond with established, non-rural zoning districts in
Wells that have capacity for future growth. The purposes of Existing Growth Areas
range from medium-density residential development to commercial or industrial
uses (Town Code, Chapter 145, Article V, 145-21-29). No changes are
recommended for the standards of these districts. There are seven existing zoning
districts that fall within the Existing Growth Area definition:
1. Residential A (RA)
2. Residential/Commercial (RC)
3. Harbor Commercial (Harbor)
4. General Business (GB)
5. Light Industrial (LI)
6. Quarry Manufacturing (QM)
7. Transportation Center (TC)


Existing dimensional and use standards for all of these districts are
recommended to remain intact. In the two mixed-use areas (RC and GB),
clustering will be encouraged,allowing residential development to occur on
lots as small as 10,000 square feet for one-family dwellings (Town Code,
Chapter 145, Article V, 145). 

Note: The Residential Cluster Development was last amended in 2016, and we
recommend incorporating the following information here or elsewhere in the
chapter.
Residential Cluster Development
Residential cluster developments are intended to provide more efficient uses of land,
resulting in the preservation of natural land forms, wetlands, wildlife and waterfowl habitats,
significant vegetation and agricultural lands, other natural resources, and historical sites
(Town Code, Chapter 145, Article VIII, 145-49).
Land Use Standards
 Permitted in all zoning districts where residential development is allowed
 Minimum requirement of 35% open space and significant natural features
 Minimum lot size may be reduced to 20,000 square feet, and may be reduced further
if served by public sewer.
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Note: We recommend deleting this section on Transportation. Aspects of it
are outdated (the transportation center was built) and additional
transportation information is covered in the Transportation chapter and
appendix.
Transportation Center District
The Transportation Center District was created and approved by the Town in
2004. A Comprehensive Plan amendment was simultaneously passed. Since it is a
newly-designatedzoning district, the contents of the 2004 amendment are included
in this update. Changes tothe 2004 language have been made as appropriate to
reflect the present situation, but the purposes and standards of the amendment
have not been altered.
Transportation Center. Under new zoning the Transportation Center is
envisioned to be a small-scale, mixed-use commercial area that would
complement the new multi-modal WellsTransportation Center facility. Prior to
2003, this area was zoned as Light Industrial with a small portion zoned as both
Residential-Commercial and Mobile Home Park Overlay.
Area Included. The area of a new Transportation Center zoning district focuses on
the Wells Transportation Center facility. The boundaries are the Maine Turnpike to
the east and the rail line to the south. Directly related development on the other side
of the Turnpike is not feasible.Development of uses south of the rail line but related
to the Transportation Center would only be possible with some sort of crossing,
bridge or tunnel; none of which is envisioned or feasible at this point in time, and
certainly not within the ten-year planning period.
The northern boundary for a new district is Route 9/109 (Sanford Road).
In order to include all of the Transportation Center access road and the current
Turnpike Authority lands in the district, and also to provide for transportationrelated development to thewest of the western access road, it is envisioned that the
longest line segment of the existing LIboundary in that location would be extended
in a straight line to Sanford Road to become the western boundary.
As the Town continues to address the need to improve traffic circulation
throughout theTransportation Center District area of Route 9/109, adjustments
to the District may be considered.
This is a standalone zoning district. With a new, straight-line western zoning
district boundaryas described above, the present Rural district zoning would
remain unchanged and a small portion of the existing Residential Commercial
district would become Transportation Center district. The existing Mobile Home
Park Overlay is envisioned to remain as it is at present andwould simply be an
overlay of the new Transportation Center district instead of Residential
Commercial.
Desired Uses. The Transportation Center zoning district permits mixed uses aimed
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toward customers of the multi-modal Wells Transportation Center. Uses include
those customarily associated with serving the needs of customers of a multi-modal
transportation hub, such as: informational kiosks, sale of convenience items (e.g.,
toiletries, candy, newspapers, prepared foods, souvenirs), gas stations, restaurants,
hotels, motels, conference facilities with associatedfood service, travel agencies,
ATM’s, bicycle rental, car rental, self storage, and offices & facilities of
transportation providers. Certain uses previously allowed under the existing Light
Industrial district regulations continue to be compatible with the Transportation
Center development and are allowed (some of which may be types of activities
noted above): Office Business, Service Business, Motor Vehicle Rental, Municipal
Facility, Commercial Parking Lot, Public Utility Facility, Standard Restaurant, Fast
Food Restaurant, and Transportation Facility. Implementing regulations include
criteria for the review and consideration of restaurant drive through service.
Land Use Guidelines. Development of the transportation center will benefit from
more dense and more intensive development, but the regulations should still
provide for open areas and landscaping. The plan envisions a density of
development and lot coverages similar to (and nogreater than) those in the existing
General Business District regulations for properties served by public sewer [that is
20,000 sq. ft. minimum lot size and 65% lot coverage]. The district should promote
car parking to the rear of developments and provide for buffering of car parking
with vegetative and/or non-vegetative landscaping. Building setback distances
from Route 9/109 should be limited so as to provide for construction of parking
and ancillary facilities to the rear (away from the traveled way) of new buildings.
Forty feet is what was recommended in the April 2002 plan. Setbacks from the
internal access road can be less than along Sanford Road due to the size of the
district, lower speeds of travel, and so as to generatea more pedestrian scale.
Landscaping and sidewalks within the front setback should be required and also
within the side or rear setback areas if those areas abut the access road.
Transportation and traffic management will be critical to successful development
at the transportation center. How to regulate and design the relationship of
commercial developmentto the flow of traffic to/from the Turnpike, along Route
9/109, and to/from the TransportationCenter itself will be issues for thoughtful
cooperation between developers, landowners, the Turnpike Authority and the
Town. They will also deserve careful consideration by the Planning Board in
reviewing site plan and subdivision proposals.
Promoting access to and from commercial developments within the transportation
center makes sense in terms of “access management”. Obviously, that will be the
only practical means of access for development that does not have frontage on
Route 9/109. Further, for lots that front on Route 109, utilizing the access road will
not only facilitate the type of development sought by the town but also provide a
safer and more effective means of controlling traffic via the existing traffic signal.
Without long-term rights to access that road, promoting development that must use
that road will be necessarily hindered. Coordination withthe Turnpike Authority
will be necessary to accomplish it.
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The zoning ordinance provides for buffering and screening to protect the residences
in themobile home park presently to the west of this area.
Water & Sewer. Due to the limited land area, the limited capacity of soils there to
function efficiently with large-scale septic systems, and the potential for negative
impacts on Credifordbrook, the existing public sewer service which has already
been extended past the turnpike forthe train station must be utilized to promote and
serve the development within the Transportation Center Zoning District. Public
water should also be provided (through the sleeves currently existing within the
turnpike overpass) to promote and serve development of the Transportation Center.
This is consistent with the Public Utilities goals and policies foundin Chapter 13 of
this plan.

Comment for committee: As mentioned at the beginning of this section, we
recommend the committee review the transitional areas section during any
future land use visioning.
Transitional Areas
Transitional areas are locations that are presently zoned for rural uses and
densities that theFuture Land Use Plan suggests become areas that are
redesignated to accommodate future residential, commercial, or industrial uses
(as appropriate for each area). Recommendedchanges in these areas concern
minimum lot size, lot coverage and other dimensional standards, as well as
allowable uses.
There are six suggested Transitional Areas described below.
Transitional Area 1 – Moody
Geographic Description – Includes all areas south of Route 9B and east of the Maine
Turnpikethat are currently in the Rural (R) zone, with the exception of the area
abutting the Ogunquit River, that is recommended to be part of Critical Rural Area
5C.
Land Use Standards – This area has already seen substantial residential
development and needsto be prepared for a potential interchange with the Maine
Turnpike, should that come to fruition. Improving access in this area is a priority as
well, with a particular need to encourageroad connections among new and existing
residential developments in order to reduce traffic on Route 1. The following
recommendations are made for this area’s land use standards:
 Require road and pedestrian connections among new and existing
residentialdevelopments
 Require water and sewer line extensions for new developments
 Coordinate with developers to facilitate locations of new roads
 Maintain 20% lot coverage but allow an additional 5% for pedestrian facilities
 Reduce minimum lot size from 100,000 to 40,000 square feet with
public water andsewer
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Allow a mix of residential and business uses

Transitional Area 2 – Community College
Geographic Description – An area located to the south of Chapel Road and adjacent
to the General Business (GB) district, including the York County Community
College property andseveral adjacent commercial and undeveloped properties.
Land Use Standards – The YCCC campus is very important to Wells’ economic
developmentneeds and may need to expand in the future, possibly to accommodate
student housing. This area may be able to accommodate a future roadway that
could connect Chapel Road to Mile Road, potentially easing the burden of beach
traffic on Route 1. There is already a substantialamount of lodging and transient
housing in this area. The following recommendations are made for this area’s land
use standards:
 Increase allowable lot coverage from 20% to 40%
 Define student housing as “A room or suite of rooms leased to a postsecondary studentfor a period of ten months or less.”
 Allow all types of student, transient and seasonal housing
 Continue to allow lodging units
Transitional Area 3 – Burnt Mill
Geographic Description – Contains the area located just south of the Merriland
River and eastof the Maine Turnpike that is currently zoned Rural Residential (R).
Land Use Standards – This corridor has access to the Route 1 corridor and is
already located adjacent to developed residential, commercial and industrial areas.
As with the Moody area, alternative means of automotive and pedestrian access are
needed in this area to support futuregrowth. The following recommendations are
made for this area’s land use standards:
 Require road and pedestrian connections among new and existing
residentialdevelopments
 Require water and sewer line extensions for new developments
 Coordinate with developers to facilitate locations of new roads
 Maintain 20% lot coverage but allow an additional 5% for pedestrian facilities
 Reduce minimum lot size from 100,000 to 40,000 square feet with water and sewer
 Allow a mix of residential and business uses

Note: The energy committee suggests that minimum lot size decreases should not
occur (even with sewer and water connections).
Transitional Area 4 – Hobbs Farm
Geographic Description – An area located along Meetinghouse and Burnt Mill
Roads, adjacentto the existing RA zone along the Route 109 corridor.
Land Use Standards – This area is already experiencing residential growth and is
expected tosee additional development in the future. However, it is located west
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of the Turnpike in a
semi-rural area. Therefore, the type of growth desired for this area is of a large-lot
variety. No changes to dimensional or use standards are recommended—the
transitional area designation is simply a means of recognizing how this area is
undergoing change.
Transitional Area 5 – Crediford Limited Commercial
Geographic Description – A strip of land located on the west side of Crediford
Road (Route 9A), adjacent to the Wells Heath property. This area includes several
former gravel pits nowowned by the Town of Wells.
Land Use Standards – This area is proposed for a potential business park and other
limited commercial development. Its location adjacent to the Wells Heath makes it
less suitable for intensive commercial growth, so development in this area will need
to be restricted somewhat. To develop this area to its full potential, extensions of
water and sewer lines would be necessary. However, this area is located more than a
mile from the end of existing utility lines,and extending lines may prove to be very
difficult. The following recommendations are made for this area’s land use
standards:
 Allow a mix of residential, business and civic uses
 Enact strong access management standards to limit the number of
curb cuts onCrediford Road (Route 9A).
 Restrict impacts of lighting in this area on the Wells Heath
 Require that parking facilities are designed in ways that limits their
stormwater runoffand that minimizes visual impacts
 Assuming the use of wells and septic tanks:
- Increase maximum lot coverage from 20% to 30%
- Maintain existing minimum lot size of 100,000 square feet
 If public water and sewer services are available:
- Increase maximum lot coverage from 20%to 40%
- Reduce minimum lot size to 40,000 square feet
Transitional Area 6 –Limited Industrial
Geographic Description – A narrow area located adjacent to the existing LI zoning
district, justto the south of the town landfill and just to the west of the Maine
Turnpike.
Land Use Standards – This area is located between the town landfill and a recentlyapprovedresidential development. It has environmental constraints, particularly in
regard to the availability of drinking water. To ensure that this area balances
economic potential with environmental constraints, the following recommendations
are made for this area’s land use standards:
 Allow limited light industrial uses that produce only minor environmental impacts
 Prohibit all residential uses
 Prohibit the drilling of subsurface wells for drinking water
17
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Ensure proper buffering from adjacent residential properties
residential, commercial or industrial uses (as appropriate for each area).
Recommendedchanges in these areas concern minimum lot size, lot coverage
and other dimensional standards, as well as allowable uses.


RECOMMENDATIONS FOR MANAGING GROWTH
Question for the committee: The Residential Growth Ordinance expired in 2008.
The 2005 plan indicates that a new system to replace the Growth Ordinance was
desired. Does the committee want to prioritize replacing or planning for the
replacement of the ordinance?
The Function of the Existing Residential Growth Ordinance
For the past 25 years, the Town of Wells has had in place a residential growth
ordinance that has set a limit for the amount of new housing units that may be built in
any one year. Section10 of the Inventory outlined the rationale for the Town of Wells’
growth ordinance. The primary purpose of slowing the rate of growth in the Town has
historically been to maintain apredictable level of growth. The effect of predictability
is that the Town has been able to continue to keep up with the additional public capital
and operating costs brought on by new residential development.
Even with this limit in place, Wells still added 467 housing units from 2000 to 2003,
which ismore than all but one other municipality in York County (Saco added 489). As
discussed in the Inventory, the actual rate of development from 2000 through 2003 has
set a pace for Wellsto probably exceed its 2015 State Planning Office population
projection by at least a year or two.
Without the growth limit in place, the present rate of growth in Wells would
undoubtedly be higher. As pressure for residential development has mounted since
2000, the current annual growth limit of 132 units has been reached for the past two
years and there is now a waiting listfor both subdivision and single-lot development in
the Town. In addition, the Town settled a lawsuit in November 2004 by agreeing to
exempt 131 lots in a previously approved subdivision from the growth limit. Finally, as
of February 2005, projects totaling 277 proposednew subdivision lots are currently
under review by the Planning Board and the Town Planner expects to receive
applications for as many as 100 more lots by mid-2005.




Adding up all of these potential new units produces a picture of a Town facing
tremendouspressure to grow. In sum:
With a two year waiting list for growth permits, demand exists for 264 units to be
builtright now (132 per year);
An additional 131 lots have recently been exempted from the growth cap and may be
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builtright away;
Another 277 new lots are in the pipeline (with up to 100 more expected in the
immediatefuture);
Therefore, it can be reasonably estimated that there is an immediate demand to
build asmany as 772 housing units in the Town of Wells.
Even at the historic growth rate of between 100 and 132 units per year, the Town
already facesa long list of potential capital expenditures. As the Capital Investment
Strategy outlines, capital projects totaling about $23 million have already been
identified just to serve the Town’sneeds at its current growth rate. If the annual growth
rate were to increase by a factor of four or greater, the capital needs of the Town would
grow even larger.
The Town of Wells understands clearly that it must move away from a town-wide
growth cap.However, given the current demand and the known capacity limitations, the
town cannot prudently eliminate the growth cap without having another growth
management system in
place. It is that rationale which demands that the Town of Wells continue the current
growth cap on a strictly temporary basis. As described in Strategies 7 and 8 at end of
this chapter, uponadoption of the plan the Town Selectmen would appoint a Growth
Management Committee to develop and recommend for adoption a new system of
growth management. The temporary capwould be extended for up to a three-year period
for this system to be developed and adopted at town meeting.

A New System is Needed
While the growth ordinance has effectively protected Wells from having to address the
potential fiscal consequences of unfettered development, the ordinance has not served
to reinforce the Town’s Comprehensive Plan or its Zoning Ordinance. As Figure 8
shows, residential development in the Town has occurred in a relatively haphazard
fashion, with highconcentrations of new construction in many rural areas of the Town.
Several areas current zoned Rural (Perkins Town, Tatnic Hills, the area west of Route
1 near Moody) have seen a great deal of new development since the early 1990s.
The general conclusion of the Comprehensive Plan Improvement Task Force
recognizes that the existing Residential Growth Ordinance may not be the most
effective way to manage growth. However, the Task Force feels that zoning alone will
not adequately control future residential growth and development. Thus, a new system
for growth management is needed inWells.

Recommendation: Appoint a Growth Management Committee to
Overseethe Transition to a New System
The Comprehensive Plan Improvement Task Force has considered a variety of options
regarding the management of residential growth in Wells in the context of the
ComprehensivePlan Update. It is clear to the members of the Task Force that this issue
will require more intensive study than what can be adequately addressed in a
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Comprehensive Plan. Thus, the Task Force recommends that, as an immediate
implementation action, the Board of Selectmenappoint a special Growth Management
Committee.
The responsibility of the Growth Management Committee will be to develop
alternative strategies to the existing Residential Growth Management Ordinance
(growth cap). The Committee will be asked to examine the potential of growth
management strategies such as: adifferential growth cap, Transfer of Development
Rights (TDR), Purchase of Development Rights (PDR), Impact Fees (e.g., stormwater
management, transportation, open space) and other innovative planning tools.
In conducting its work, the Growth Management Committee must understand the goals
and policies of the Land Use chapter of the Comprehensive Plan. Specifically, the
strategies developed by the Committee must reinforce the distinctions of growth,
transitional, rural and critical rural areas put forth in this plan. The Committee must
also pay heed to any changes to state statutes or rules regarding the management of
growth to ensure that Wells’ ordinances arein compliance.
The Growth Management Committee will be given a maximum of three years from the
adoption of the Comprehensive Plan to complete its work. Within the three-year period,
the Committee will develop an alternative system to the present Residential Growth
Ordinance andpresent it to Town Meeting for a vote. The present numerical limitation
on residential growth will be phased out in conjunction with the implementation of an
alternative growth management system.
In the interim, the existing Residential Growth Management Ordinance will remain in
place asa temporary means of limiting the pace of growth. As discussed above, Wells
already must plan for about $23 million in capital investments at its current pace of
growth. The Comprehensive Plan Improvement Task Force has concluded that
removing the growth cap without having an alternative strategy in place would result in
a large spike in the growth rate that would place an undue strain on the Town’s
finances.

Standards
To achieve these policies, the following are Town of Wells’ standards to guide development:
1. Existing Town Land Use and Subdivision Ordinances and the desired uses and land
use guidelines noted above.

Implementation Strategies
1. Amend the Wells Land Use Ordinance consistent with the Land Use Policies,
desired uses and land use guidelines.
2. Establish a program to identify, select and prioritize appropriate lands in critical
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rural areas for open space protection and possible acquisition.

Note: We suggest the following addition to this strategy.
2.3.Work with the Wells Conservation Commission, State and Federal entities and
private landtrust and conservation organizations to assemble a database of parcels
suitable for protection based upon guidance policies established by the
Conservation Commission. The parcels should focus on Town Natural Resource,
Land Use, and Transportation goals, such as establishing protected lands for salt
marsh migration due to rising sea levels or parcels that will provide sustainable
transportation links such as bike paths or pedestrian commuter paths.
3.4.Maintain, and enhance where possible, the scenic views and corridors along the
easterly side of Route 1 that incorporate coastal waters and marshes.
4.5.Work with owners of agriculture and forestry lands so they are aware of, and kept
up to date with, Maine “current use” programs and encourage the donation or sale
of land or conservation easements to the Town or conservation organizations.
6. Manage the development of public infrastructure and facilities in a manner that
limits development pressure in rural and critical rural areas.
7. Establish a standing Growth Management Committee to review the tools available for
managing growth in the Town of Wells on an ongoing basis and make recommendations
to the Selectmen. The previous Growth Management Committee was sunsetted in 2008
and if re-established should monitor regional growth trends, research and provide
examples of ordinances and other growth management techniques from surrounding
communities, and consider the long-term capacity of Wells’ municipal facilities and
services.
Appoint a Growth Management Committee to develop alternative strategies to the
existing Residential Growth Management Ordinance (growth cap) within a three-year
period from the adoption of the Comprehensive Plan. The Committee will examine the
potential of growth management strategies such as: a differential growth cap, Transfer of
Development Rights (TDR), Purchase of Development Rights (PDR), Impact Fees and
other innovative planning tools.
6. Temporarily maintain the existing Residential Growth Ordinance for a period of
no more than three years while the Growth Management Committee works to
implement an alternative system to replace it.
7.

Note: The following policies were identified in the Comp Plan Review Criteria
Rule (Chapter 208) and we recommend considering them.
8. Assign responsibility for implementing the Future Land Use Plan to the
appropriate committee, board, or municipal official. Note: the responsibility
could be assigned in existing implementation strategy #1.
9. Using the descriptions provided in the Future Land Use Plan narrative, maintain,
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enact or amend local ordinances as appropriate to: Note: the committee should
keep these guidelines in mind as the revisit the Future Land Use plan.
a. Clearly define the desired scale, intensity, and location of future
development;
b. Establish or maintain fair and efficient permitting procedures, and
explore streamlining permitting procedures in growth areas; and
c. Clearly define protective measures for critical natural resources and,
where applicable, important natural resources.
d. Clearly define protective measures for any proposed critical rural areas
and/or critical waterfront areas, if proposed.
10. Periodically (at least every five years) evaluate the implementation of the plan in
accordance with Section 2.7 (bullet #9 directly above).
11. Include in the Capital Investment Plan anticipated municipal capital investments
needed to support proposed land uses.
12. Meet with neighboring communities to coordinate land use designation and
regulator and non-regulatory strategies.
13. Provide the code enforcement office with the tools, training, and support
necessary to enforce land use regulations, and ensure that the Code Enforcement
Officer is certified in accordance with 30-A M.R.S.A. §4451.
14. Track new development in the community by type and location.
8. Direct a minimum of 75% of new municipal growth related capital investments
into designated growth areas identified in the Future Land Use Plan.

Note: The following policies are suggested implementation strategies for the
Committee to consider during the future land use visioning process and for
potential incorporation into the Land Use Chapter strategies list.
1. Develop and open space plan for the Town of Wells.
2. Encourage the participation and comments from the conservation commission on public
and private plans for open space.
3. Continually assess existing and future Town-owned lands based upon conservation,
recreation, and facility needs.
4. Update ordinances regarding floodplains following the release of updated FEMA maps in
2022.

Note: The following suggestions were made by the Conservation Committee
and should be reviewed by the Committee.
1. Direct the Selectboard to create a legal means to regulate rate of growth to match that of
surrounding communities. Consider traffic congestion, water resources, and
development rates in planning for future growth.
2. Rezone setbacks for streams and river to accommodate increased rain volume and storm
event frequency. Note: For example, the recent breaching of Hobb’s Pond Dam and
the undergirding of the road culvert on Bragdon Road are a few examples of how
planning will need to be altered to meet the storm threat.
3. Consider downscaling or not extending sewer and water services west of I-95 which
would increase development and reduce lot sizes. Note: This suggestion came from the
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conservation committee and from public outreach results. Residents expressed increasing
levels of development and growth as a major concern that is altering the “rural character”
of Wells.
4. Alter the land use ordinance to not count wetlands in assessing land for minimum
lot requirements. This currently causes development to occur in unsuitable
locations. Direct the planning board to pay special attention to wetland protection,
especially vernal pools, forested wetlands, and shrub-scrub wetlands. Note: The
energy and conservation committee also noted that wetlands, buildable land,
ledge, etc. should not be included in density calculations.
5. Increase funding to the Land Bank to acquire open space to sustain public
recreation, resources conservation, watershed protection, and wildlife habitat.
Note: The conservation committee notes that this increased funding can
come from taxation and voters have historically supported expending funds
from the land bank for these purposes (for example, the last warrant for
purchasing a large parcel was approved by 86.2% of voters).
2.6.Consider legislating an impact fee for all residential development. This fee will be
allocated to the Land Bank for purchase of open space for recreation and resource
conservation, watershed protection, and wildlife habitat.
Note: The following suggestions are from residents from public outreach and should be
reviewed and refined by the committee:
1. Initiate a town wide discussion relating to the use of abandoned gravel pits. Examples of
hypothetical use include areas for appropriate businesses, to be set aside for recreational
purposes, or replanted/vegetated to enhance the ecological function of this open space.
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Chapter 8 – Transportation and Circulation
Policies and Strategies
Introduction
The Comprehensive Plan’s Transportation and Circulation Policies and Strategies
describe goals, policies, standards and implementation strategies related to the
transportation system in Wells. Many of the transportation related issues identified in
2005 (congestion, vehicle crashes, needed intersection upgrades, the need for more
bicycle and pedestrian infrastructure, etc.) persist today and have become even more
apparent as growth has continued. However, Wells is well served by transportation
options such as the Downeaster, Shoreline Explorer, and the soon to be completed
Eastern Trail which are all unique assets. Looking ahead, the transportation system in
Wells is in need of a connected pedestrian and bicycle network to achieve its goals
for an accessible multi-modal transportation network.
Access management and traffic calming measures along the major roadways in Wells
will reduce congestion and will be more achievable through the adoption of a
Complete and Green Streets Policy and the related design standards. This will ensure
that all future roadway upgrades incorporate all modes of travel and incorporate green
infrastructure improvements that address stormwater management, air quality, and
other environmental concerns while also improving the travel experience for all
modes. Wells must also consider the impact of sea level rise on its transportation
infrastructure and address the initial six miles of roadway that are forecast to be
impacted most severely.
The land use, housing, and economic objectives identified in this Plan must also be
coordinated with the transportation and circulation needs identified here to ensure
there is a positive relationship. With these changes in place the transportation system
in Wells will compliment the land use objects and future vision articulated in this
comprehensive plan.
Goals
State Goal:
Plan for, finance and develop an efficient system of public facilities and
services to accommodate growth and economic development (Growth
Management Act).
Regional Goal:
Improve the efficiency and effectiveness of public service delivery through
formal andinformal means of inter-local cooperation and communication.
No goal is available at the regional level.
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Wells Goals:
1.
Promote a safe and sustainable transportation system that is consistent with the
character of the each neighborhood through which it passes.
2.

Encourage and enhance alternative modes of travel including pedestrian and
bicycle traffic along all major roadways in Wells, and in off-corridor locations
when possible.

2.3. Improve and enhance the transportation network through the coordination of
state, regional and local planning.
3.4. Plan for and Ppromote the management of the roadway network to better
manage and resolve congested areas such as the Route 1 Corridor.
5.

Promote the identified growth areas along the Route 1 Corridor in the Wells
Corner and Moody areas and the Route 109 Corridor in the Town Hall and High
Pine areasand elsewhere as “Main Streets” or “Village” development areas
within the Town of Wells.

4.6. Address the access management and traffic calming needs through a
comprehensive corridor study.
5.7. Encourage public/private cooperation in financing necessary improvements to
the transportation system.
6.8. Encourage the selective improvement of Route One to eliminate safety and
operational problems while preserving improving its role as the spine of the
community as opposed to a major regional traffic artery.
Policies
To achieve these goals, it is the policy of the Town of Wells to:
1.

In cooperation with Maine Department of Transportation (DOT), ensure that
planned transportation improvements and enhancements are safe, efficient, and
appropriate for thereflect or enhance each particular area, result in the creation
of “Complete and Green Streets”, and complement the effected neighborhoods.

2.

When practical, Adopt a Complete Streets and Green Streets Policy to incorporate
pedestrian sidewalks, walkways and bicycle lanes and vegetation into transportation
project designs when local or state roadway improvements are being implemented.
This is especially important on Routes 1, 109. and 9 to improve the transportation
system for all modes of travel.

2.3. Ensure that state, regional and local transportation planning officials are aware
of the Town’s transportation deficiencies and needs by:
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a.
b.
c.
d.
e.

Participating in the Region 6 Regional Needs Assessment process.
Documenting the need for specific improvements.
Establishing priorities for transportation improvements.
Identifying the projects in the Town’s Capital Improvement Program.
Continuing to participate in theInitiating a new US Route 1 Corridor Study with
MDOT.
f. Continuing to participateImplementing the findings in the Route 109 corridor study.
with the Town of Sanford.
3.4. While maximizing the efficiency of the state and local roadway network,
Eencourage local businesses, transportation users and civic organizations to
financially participate in the cost of transportation enhancement and
improvements.
5.

Ensure that the Wells Transportation Center is truly an inter-modal passenger
transportation center by ensuring the necessary infrastructure is available and then
encouraging passenger rail, commuters, tourists, taxis, car shares, limousines, trolley
service, walkers, scooters and bicyclists to use the facility. Explore opportunities for an
e-bicycle share program and related infrastructure located at the Transportation Center.

4.6. Ensure that the central Central area Area (Route 1/109 intersection and vicinity),
the Route 1 Corridor, and the major roadways that connect to the coast provides
opportunities for appropriate multi-modal linkages using sidewalks, trails and
bicycle paths.
5.7. Recognize the important impact that transportation decisions have on the
Town’s land use patterns, ensure that future transportation improvements are
consistent with the Town’s land use policies and give special consideration to
maintaining or enhancing the character of established neighborhoods and
historic villages.
6.8. Encourage safe and appropriate access management techniques for are
identified and implemented along both US Route 1 and Maine Route 109.
7.9. New development and redevelopment along Route One and other major roads
shall occur in a manner, which minimizes the cumulative impacts on the road
network while providing safe access to these parcels.
8.10. Strive to reduce the seasonal congestion on state and local roadways by:
a. Identifying off-street parking opportunities adjacent to Route 1 and the identified
“village” areas, and.
b. Encouraging residents and tourists to use off street parking
coordinated with the trolley system, the park and ride facility and
rideshare programs.
c. Creating incentives for the development of local public and private
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transportation systems that reduce the need to use an automobile locally.
9.11. Continue to investigate suitable methods for traffic calming, particularly in
the summermonths, in the more densely developed areas east of US Route
1.
10.12. Encourage the planning and implementation of a pedestrian and bicycle
infrastructure network bikeway facilities in as much of Wells as is
practical.
11.13.

Consider alternatives to ease the traffic congestion on Route 1.
a) Mile Road/College Drive extension
b) Turnpike entrance between Moody and Ogunquit.
c) Connector road between Moody and Exit 19 area

14

Encourage a reduction in traffic speed on Route 1, Route 109, and Chapel Road.

15

Ensure that any road accepted by the Town as a public roadway meets the Town
standards and specifications for public roads.

16

Explore the creation of transportation links (e.g., ferry, bridges, etc.) between the
Harbor,and Wells Beach. This should include conversations with the harbor committee
and residents in the area to understand if they would like to see a ferry service in their
neighborhood and if it a viable option.

Standards
To achieve these policies, the following are Town of Wells’ standards to guide development:
1. See existing land use regulations including the requirements for Town Streets and
Sidewalks., Land Use and Subdivision Ordinances.
1.

Amend standards to provide sufficient or additional right-of-way for raised
sidewalks,bicycle paths and landscaping.

Implementation Strategies
Cooperation with the Maine DOT
1.
Continue to participate in the US Route 1 Corridor Study. US Route 1 is the
backbone of the Town’s Transportation network and the Town needs to ensure
that the study addresses such issues as access management, capacity, mobility,
safety, signage and provision for pedestrians and bicyclists.
1.
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Work closely with the MDOT on the implementation of the Route 109
Improvement Program between Exit 19 and the High Pine area through design
and construction. The Town recently completed the Route 109/9 Corridor Study
4

that specifically recommended that this portion of the Corridor maintain its
existing rural character. It will be necessary to cooperate with MDOT to ensure
that the final plansimplementation is are consistent with the goals and
recommendations of this corridor study. Some intersection improvements are
needed at: Dodge Road, Route 9B, Willie Hill Road.
2.

Work with MDOT to initiate a corridor study of Route 1 to identify infrastructure
improvements, access management opportunities, and to coordinate the changes
in local land use regulations needed to reinforce the future of this corridor and
the integration of the identified growth areas.

3.

Work cooperatively with the state to ensure that there is proper planning and
implementation of projects that address key roadway locations, bridges that
need attention and high accident locations throughout the community.

4.

Maintain, enact or amend local land use ordinances as appropriate to address or
avoid conflicts with:
a. Policy objectives of the Sensible Transportation Policy Act (23 M.R.S.A.
§73);
b. State access management regulations pursuant to 23 M.R.S.A. §704; and
c. State traffic permitting regulations for large developments pursuant to 23
M.R.S.A. §704-A.

2.5. Advocate a land bridge over the Maine turnpike to provide both a wildlife
corridor and an important pedestrian/bicycle connection between the west side
of town and the coastal corridor. Such a facility could connect the Eastern Trail
with the coastal community and provide an economic multiplier for local
businesses that serve visitors.
Regional Transportation Planning
1.
Participate in the MDOT Regional Needs Assessment process in order to
coordinate local transportation planning with the regional and State effort and
to become aware of funding and program opportunities.
2.

Continue to work with the Maine Turnpike Authority in the negotiation for a
major bus company to provide Boston to Portland bus service with a stop at the
Transportation Center and for bus service from the Center to link surrounding
communities. CPUC – Is this still a need?

3.

Support and coordinate with York County Community Action (YCCA) on
regional transit solutions.

2.4. Identify locations in Wells and funding opportunities for establishing additional
electric vehicle charging infrastructure.
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3.

Continue to work with the Town of Sanford on the Route 109 corridor study
and implement its recommendations when complete.

5.

Amend local regulations and standards to provide sufficient or additional right-of-way
for raised sidewalks, bicycle paths, landscaping, access management, and other priority
transportation issues.

Roadway Improvement Program
1.
Prepare and fund a roadway improvement program with priorities for inclusion
in the Town’s Capital Improvement Program (CIP). This process will provide
formal notice to all concerned regarding the Town’s intention for future
roadway improvements.
2.

Continue to study alternative routes to ease congestion on Route 1 such as the
turnpike exit between Wells and Moody.

3.

Build the connection between College Drive and Mile Road.

4.

Continue the firm policy ensuring that all roads accepted as public Town
roads be built and constructed to the Town’s roadway standards, .and foster
transportation-efficient growth patterns that provide for future street and
transit connections.

5.

Consider establishing an impact fee for all roads accepted as public
town roadsappropriate for the impact of the development on Town
services.

6.5. Do not accept new Town roads in critical rural areas.
CPUC – The Fire Chief has concerns related to this as it may impact emergency
services ability to respond if the roads fail or are not cleared.
6.

The Route 1 Corridor is in need of signal upgrades to improve pedestrian and
bicycle safety.

Alternative and Multi-modal Transportation
1.
Adopt a municipal Complete and Green Streets Policy.
1.2. Continue to participate in the Shoreline Coastal Explorer planning process to
evaluate and improvetrolley service to adequately meet the needs of the
community and the region.
2.3. Provide screened off street parking adjacent to Routes 1 and 109, and coordinate these
parking facilities as part of the access management solutions for these corridors.
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3.4. Encourage residents and tourists to use the trolley systemShoreline
Explorer in conjunction with the offstreet parking areas, the park n’ ride
facility, and rideshare programs.
4.5. Consider the use of private mass transit.

5.6. Establish a Trails and Pathways cCommittee to prepare a Development Plan and
design standards for Pedestrian and Bicycle Ways pathways and Trails trails
based on existing regional and local data, and plans and also consider their
relationship to sidewalks and other pedestrian ways,. Said pedestrian /bicycle
paths will be for non- motorized vehicles (, i.e., no ATV, 4 wheelers, minibikes,
etc.)
7.

Have the Trails and Pathways Committee and the Planning Board review local or state
roadway improvements to ensure compliance with the locally adopted Complete and
Green Streets Policy, and where possible connect existing trails in Town and eventually
connect with the Eastern Trail. As part of this planning, identify appropriate locations
for pedestrian sidewalks, crosswalks, and signage to enhance pedestrian safety and
traffic calming. This will enable better connection of the western side of town with the
Route 1 corridor, and should also parallel the Route 1 corridor. This will provide an
alternative, healthy means for residents in western Wells to shop and work while
providing coastal residents with a means for reaching the conservation areas in the
west.

6.8. Request the Trails and Pathways Committee monitor and identify other ways Wells can
improve connectivity, safety, and zero-carbon transit options.
7.9. Continue to investigate and implement seasonal traffic calming measures in
high density residential and commercial areas, especially adjacent to and east
of, US Route 1.
8.

As part of this planning, identify appropriate locations for pedestrian sidewalks,
crosswalks, and signage to enhance pedestrian safety and traffic calming.

Wells Transportation Center
1.
Encourage users of alternate transportation modes to use the Wells Transportation
Center by providing them with the necessary infrastructure to access the Center, and
amenities such as covered bicycle storage and charging facilities.
2.

Plan for the expansion of the rideshare/vanpool facilities as the usage increases.

3.

Work to implement a improved pedestrian and bicycle connections along Route 109 to
the central area of Wells.to the Route 1 Corridor
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4.

Effectively utilize the new internal Transportation Center access road and the
existing traffic signal at Route 109.

Route 109 Corridor (East of Exit 19)
1.
As the central area of Town develops, plan for appropriate multi-modal linkages
using sidewalks, trails and bicycle paths.
2.
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Develop a comprehensive sidewalk, bike land, and streetscape program that is specific
to this corridor and reinforces the municipal Complete and Green Streets Policy.
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Chapter 7 – Town Character and Appearance
Policies and Strategies
Introduction
The Comprehensive Plan’s Town Character and Appearance Policies and Strategies
describe the goals, policies, standards and implementation strategies for related to
what the citizens of Wells want their Town to look like and how to achieve itthis as
an aspect of the Vision for Wells. The policies define address the character and
appearance of the Town in terms of its natural, social and built environment for
specific geographic areas. They address the protection of scenic areas and vistas, as
well as guidelines for new development, buildings, landscaping and other features
that affect the Town’s function, character and appearance.
The outreach and engagement opportunities during this comprehensive planning
project identified an awareness by residents that Wells is changing. This change is a
result of the growth and development activity experienced over recent decades.
Residents voiced a shared concern that aspects of the Town’s rural and small-town
appearance have been lost, and the implementation actions identified in this Plan
should address this shift. Looking forward, Wells will strive to retain and restore its
distinct community character through context sensitive design requirements and
infrastructure projects that reinforce the look and feel of the Town. New
developments will be expected to do the same in an effort enhance the character and
appearance that residents and visitors are seeking.

Goals
State Goal:
1. 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 sprawling development patterns. (Growth
Management Act).
2. Promote an economic climate that increases job opportunities and overall
economic well being.
3. Preserve the state’s historic and archeological resources.
Regional Goal:
(No goal specified)
No goal specific to population is available at the regional level.
Wells Goals:
1. Maintain Preserve and restore the distinct
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the small town character of the

1

community, including the rural feeling created by both the physical and social
environment west of Interstate 95, and the coastal feeling to the east of Interstate
95.
2

Retain open space and natural areas throughout the community.

3. Assure that new development is in character with traditional New England
architecture, and is of a scale and intensity that is compatible with the existing
character of Wells, and reinforces the vision and purpose for the zoning district it
is within.
4. Promote those amenities which foster small town neighborliness such as local
businesses, places for people to gather and meet, sidewalks, tree-lined roads, and
a sense of community and security.
5. Protect the scenic quality and ecological integrity of the Town along the beaches,
marshes, rivers, main roads, and in areas with outstanding scenic beauty.
6. Enhance citizens' awareness of the land and its resources as part of the
community of Wells.
7. Protect and enhance the Town’s tourism economic base and quality of life by
maintaining and enhancing the Town’s village, waterfront and rural character and
appearance.
Policies
To achieve these goals, it is the policy of the Town of Wells to:
General
1. Preserve the Town of Wells’ historic, traditional New England seacoast and rural
community character and appearance. The character and appearance that evolves
from the variety of traditional New England Colonial and Victorian architectural
styled wood homes, buildings, barns or barn-like buildings that give Wells,
Maine its unique character (herein referred to as the “Traditional New England
Style” or “Wells Maine Style”), and both the coastal and rural upland forested
landscapes.
2. Encourage the use of cluster design in new subdivisions in appropriate areas to
preserve open space. lLink these neighborhoods and to each other and the central
area via pedestrian /bicycle paths, that promote off road movement and, preserve
corridors of open spaces that and to prevent reduce fragmentation of wildlife
habitats.
3. Preserve scenic vistas especially toward the seacoast from Route 1, and along
other scenic corridors especially alongincluding Routes 1, 9, 109, and town roads
in rural areas.
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4. Pursue locating the burying of existing overhead utilities underground especially
in the central area, and along Route One, within important viewsheds, and
elsewhere where feasible.
Business Development – Business Areas
1. 1. Encourage the development/installation of public and business
orientedbusiness-oriented buildings, landscaping, signs, lighting, benches, paving
materials, and other elements that shape the character and appearance of Wells to
reflect the Traditional New England Style.
1.2.Pursue the adoption of a form-based code to guide future development activity.
The focus of this type of zoning ordinance is on the location, size, and appearance
of buildings and their relationship with public roadways and the streetscape. It is
also a user friendly and visual regulatory tool, and would reinforce the objectives
of this Plan.
Business Advertising and Signs
1. Promote a Town-wide business marketing and signage program in conjunction
with the Chamber of Commerce and local business owners and the Amtrak
marketing program to attract more business and improve advertising while
reducing signage.
2. Provide for on-site local highway orientedhighway-oriented signs for business
identification. Work with the Chamber of Commerce and local business owners
to minimize on-site signs wherever possible; particularly along commercial
corridors. Reducing redundant signs on buildings and in on-site free standingfreestanding locations will make the business and scenic environment better for
business, better for public safety and save an unnecessary business expense.
3. Encourage signage that reflects the Traditional New England Style.
4. Encourage highway orientedhighway-oriented sign messages to be brief, clear,
and simple so that driving safety is enhanced.
5. Develop a policy to limit State Department of Transportation off-site signs to only
businesses not located on State numbered highways and to only the blue and white
business identification signs.
Landscape Architecture – Business Areas and Scenic Corridors
1. Landscaping will should be used to reinforce the “rural farm, / upland forest, or
and seacoast appearance” that exists in Wells, Maine, e.g. the Traditional New
England Style. Landscaping plans should use the native white pines, other
conifers, deciduous trees (birch, maples, pines etc.); shrubs and ground cover
vegetation in informal, rural farm and forest-like designs and patterns. This
particularly applies along rural scenic corridors (e.g., Route 109 and 9) west of
the Turnpike.
2. Along the commercial corridors east of the Maine Turnpike (Routes 1 and 9/109),
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maple or other trees that create spectacular fall color for citizens and
touriststourists’ enjoyment will be planted as street trees and on-site in informal
patterns.
3. Along rural scenic corridors (Route 9 and 109 west of the Maine Turnpike),
existing native trees and other plant material will be preserved or enhanced with
similar plant materials. Building set backssetbacks and buffers will preserve
existing landscaping, and building site clearing should be minimized. Parking
shall be located to the rear of buildings or screened from thepublic way by natural
landscaping materials including trees, shrubs, earth berms, and rocks.
4. On other streets, street trees will be planted consistent with a Development Plan
for Landscaping and Street Trees.
5. In all Town areas, where possible, rock walls will be preserved and constructed
to reflect the Traditional New England Style rural character.
6. From the intersection of Routes 109 and 9 east, and along Route 1, where possible:
a. Public sidewalks will use “New England Cobble” pavers or other
material thatreflects a native rock or similar paving appearance.
b. Street curbs will be constructed of granite.
7. Native Maine granite and other rock is encouraged in building construction, walls,
planters,etc. too.
8. All onsite utilities will be located underground.
9. Over time, Aall overhead utility lines along Route 1, 9, and/109 in the defined
Town Center Area and other growth areas will be located underground where
feasible.
Rural Areas and Neighborhoods
1. Protect and enhance the character and appearance of the remaining rural areas.
When rural lands are subdivided, they shall use the cluster design concept and the
developed portions will be screened from view.
2. New business development including multi-family housing with three or more
units shall reflect the Traditional New England Style in architecture, signs,
streetlights and other “built” features. These areas will be designed so they are
linked to other neighborhoods and to the Town Center by pedestrian and bicycle
pathways, open spaces, and scenic local and collector streets.
3. Rural fFarm houses, barns or barn-like buildings existing as of 1915 will be
protected via an incentive program.
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Beach Areas and Neighborhoods
1. Protect and enhance the character and appearance of beach areas and
neighborhoods. As each of these areas strive to become more resilient to rising
sea levels and coastal hazards they should as residential areas with a
neighborhood village center, less identify ways to reduce vehicular traffic,
provide more public access, and conserve natural ecologically critical areas –
open space areas for recreation and natural wildlife habitat.
2. New business development including multi-family housing with three or more
units shall reflect the Traditional New England Style in architecture, signs, street
lights and other “built” features.
Scenic Rural Corridors
1. Protect and enhance the scenic quality of local streets and highways through
natural or naturally appearing landscaped forested and rural areas as scenic rural
corridors.
2. Parking shall be located to the rear of buildings or screened from the public way
by natural landscape materials including trees, shrubs, earth berms and rocks.
Route One Corridor and Identified Growth Areas Within - Post Road Antiques and Arts
Corridor
1. Promote Route One as “Post Road Antique and Arts Corridor” and increase its
commercial business and scenic appeal by reinforcing the traditional New
England Style character and appearance. It will be aimed to increase business and
economic development, increase safety, increase appeal and increase value. It
will:
CPUC - Is this still the goal for this corridor?
a. Encourage existing businesses and new businesses focusing on marketing
antiques, art and other products and services serving residents and visitors
(e.g. motels, restaurants, and other existing uses);
b. Encourage Require a unified building placement and appearance featuring the
Traditional New England Style.
c. Promote increased pedestrian and bicycle traffic via new sidewalks and walkways
pathways between storesdestinations.
d. Encourage increased landscaping including maple street trees for fall color
and pines for year roundyear-round evergreen foliage.,
e. Promote Require new benches, and street lights, and other streetscape amenities that
reflecting the Traditional New England Style.
f. Encourage signs that are low, use brief simple messages and are consistent
with the Traditional New England Style.
g. Promote an improved and expanded Wells trolley service.
h. Encourage less traffic; coordinated access and parking; and traffic turn-arounds to keep business in Wells.
i. Promote Town “gateway entrances” at the north and south ends of the
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Post Road featuringdistinctive landscaping.
j. Promote Require underground utilities where feasible over the long term.
Wells Transportation Center
1. Continue to encourage the development/redevelopment of this area to serve
travelers (tourists, residents, and others) at this transportation gateway to the
Wells community. Promote traditional New England style architecture and
building appearance through flexible design standards incorporating a mix of
design and façade methods.
CPUC – is this still a policy priority?
Route 109 east of the Turnpike
1. Encourage the protection and enhancement of Route 109 east of the Turnpike to
Route 1. Protect and enhance the current scenic, rural/forested landscape and
feature Traditional New England-Wells Maine Style mixed-use development
along a corridor that links the Wells Turnpike Center to Route One via vehicular,
trolley, bicycle and/or pedestrian circulation.
Town Signs and Entrances
1. Encourage the development of a standard design for Town Entrance signs that
reflects the Traditional New England Style and branding for Wells.
2. Support the installation of Town Entrance signs at strategic locations.

Standards
1. To achieve these policies, the following are Town of Wells’ standards to
guidedevelopment:
a.

Existing standards in the Land Use ordinanceRegulations.

b.

Continue to develop and adopt Set new standards in the land use regulations
for business commercial buildings, landscaping, signs, lighting and other
elements that shape Town character and appearance to reflect the traditional
New England, Maine Wells Style.

Implementation Strategies
1.

Adopt Town Character and Appearance design standards for all commercial
zoning districts that can be used to evaluate site plan, sign and subdivision
applications and Town Development Plans required to implement the
Comprehensive Plan.

2.

Initiate a street tree planting and green infrastructure implementation program for
Routes 1 and 9/109.

3.

Initiate a street curb and sidewalk improvement program for all town owned and
maintained roadway corridors.
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4.

Initiate a study to determine the feasibility of an underground utilities program
for Routes 1 (Post Road Antiques and Arts Corridor) and 9/109 east of the
Turnpike in conjunction with all of the utilities currently located on the poles Central
Maine Power, Verizon, the cable company, and the Maine Department of
Transportation.

5.

Adopt a Development Plan for the Post Road Antique and Arts (Route 1) Corridor that
includes a form-based code, access managementplan, and streetscape standards to
guide future development activity.

6.

Adopt a Development Plan for Route 109 east of the Turnpike including a form-based
code, access management plan, and streetscape standards to guide future development
activity.

6.7. Continue to implement and expand upon the Development Plan for the Wells
Transportation Center.
7.8. Adopt a standard design for Town Entrance signs that reflect the Traditional
New England- Style and branding for Wells.
8.9. Adopt a standard design for Wells’ historical markers.
9.10. Adopt an ordinance to prohibit the placement of merchandise in building setbacks.
CPUC - Is this still a need?
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Chapter 9 – Economic Development
Policies and Strategies
Introduction
The Comprehensive Plan’s Economic Development Policies and Strategies
section describes the goals, policies, standards and implementation strategies
related to economic development in Wells. The local economy in Wells has been in
transition away from agriculture, forestry, and fishing as major industries for some
time, and this change continues today. Only a small percentage of Wells residents
are now employed within the Town in any sector, and the majority of working
residents commute to workplaces in nearby York, Portland, Ogunquit, and
Kennebunk. This means that workers from surrounding communities are
commuting into Wells to fill these jobs.
The local economy in Wells is directly tied to the transportation system and other
required infrastructure. With no current village or downtown area established,
businesses primarily locate along Route 1 and other roadways where the necessary
infrastructure is available. As a result, the local economy is tied to the land use and
infrastructure changes that result from this Comprehensive Plan. Given the broad
community concerns related to growth and development in Wells, the identified
need for housing options for all residents, and the desire for a more walkable area(s)
with a downtown or village feel this presents new opportunities for the community
to pursue. Identifying, zoning, and investing in the infrastructure for “village”
development areas will accommodate higher density development and
redevelopment opportunities and a mix of uses currently lacking in Wells.
Goals
State Goal:
Promote an economic climate that increases job opportunities and economic
well being.(Growth Management Act)
Regional Goals:
Encourage a diversity of commercial development, and expansion of the
economic basewherever adequate resources and infrastructure support it.
Goals identified in the 2021 Southern Maine Comprehensive Economic
Development Strategy are:
1. Market the region as New England’s leading place to live, raise a family, work
and visit.
2. Strengthen the area’s diverse, dynamic and thriving economy.
3. Develop and attract a highly skilled and inventive workforce that embraces
cutting edge technologies in the cultivation of traditional industries and
2/7/2022
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manufacturing companies.
4. Recognize the critical significance of quality of life by preserving our historic
downtowns, mills and farms, promoting our culture and the arts, and managing our
natural resources including our coastline, inland waters, and forests.
5. Provide and emphasize recreational, art, and cultural opportunities. Southern
Maine is home to a diverse network of trails which are a substantial resource to the
region and its economy.
Wells Goals:
1.
Improve Wells’ economic climate by promoting investment, revenue
generation, and year-round, good quality job opportunities. This will be
accomplished by working to retain existing businesses while encouraging the
development of new diverse small businesses and industries that are consistent
with and reinforce the community’s small towndistinct character.
1.2. Identify, regulate, and invest in areas for higher density pedestrian friendly
development activity. This should include a mix of uses including year-round
mixed income housing units above and adjacent to commercial uses.
2.3. Provide suitable areas for low-impact businesses that have provide access to
major transportation resources such as the Maine Turnpike.
3.4. Encourage small-scale, neighborhood commercial enterprises in appropriate
areas west ofthe Route 1 corridor. CPUC - if this goal is to remain, where
specifically?
4.5. Foster home occupations and cottage industries that are compatible with the
surrounding neighborhood.
5.6. Enhance and encourage (non-amusement) tourist-related activities and smallscale development that are consistent with the character and scale of the
community and the image of Wells as a family resort area, especially in the
Route 1 Corridor/Beach Business Area. However, restrict the development of
commercial tourist “attractions" designed to appeal primarily to the transient
tourist or "non-family" travelers, such as nightclubs, bars, amusement parks,
andwater slides.
7.6.

Protect natural resource-based business and industry while minimizing both
environmental degradation and impact to adjacent property owners.

Policies
To achieve these goals, consistent with the Land Use goals and policies, it is the
policy of the Town of Wells to:
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1.

Promote Wells and its resources to companies who would be compatible with
the Town’sexisting community vision and small-town environment.

2.

Provide opportunities for land and access to encourage development of new
business or expansion of existing businesses in appropriate areas as identified
in the Future Land Use Plan.

3.

Foster the establishment and expansion of small-scale local businesses that
serve the tourist dependent economy in the Route 1 Corridor and Beach
Business areas while addressing known transportation conflicts.

4.

Provide necessary infrastructure improvements such as access management, off
street municipal parking, sidewalks, and public restrooms in the central
area,identified higher density “village” areas along the Route 1 Corridor, and
near Beach areas.

5.

Provide specific recommendations through outreach and educational programs,
and regulatory incentives, to businesses and property owners along the Route 1
Corridor as to how the corridor can become more visually attractive and
functional.

6.

Promote and market Route 1 as the Post Road Antiques and Arts Corridor and
increase its commercial and scenic appeal consistent with the Land Use,
Transportation and Town Character and Appearance and other related Plan
policies and implementation strategies.

7.

Continue to support the viability of Wells’ working landscapes and the
remaining forestry, agriculture and extractive fishing industries through land
protection, education, and by discouraging residential and commercial
development in areas surrounding these uses.

Standards
To achieve these policies, the following are Town of Wells’ standards to guide development:
1. (To be developed in future update.)
1. Refine the Wells land use regulations to reflect these identified goals and policies.
1.2.Ensure future infrastructure upgrades identified in the capital improvement planning
process reinforce the desired future land use pattern and address the needs of the local
economy.
Implementation Strategies
1.
Establish a non-profit economic development corporation whose responsibility
would be to market Wells and its resources to companies who would be
compatible with the Town’s existing small-town character, scale and market.
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Financial support will need to be provided to this organization for this level of
marketing and coordination.
2.

Complete a comprehensive Route One Corridor study in coordination with
Maine DOT. As the primary commercial district in Wells, and the largest
generator of transportation and congestion related concerns this corridor needs
a plan that addresses coordinated infrastructure and regulatory changes.

3.

Review and amend local land use regulations to ensure they reflect the desired
location, scale, and design of future development. These regulations must also
address the connection to the local transportation network, and articulate how
to best integrate new development activity in Wells over time. This should
include the identification of “village” areas to serve as higher density mixeduse growth areas, and areas for lower density development and open space
protection.

1.4. Identified “village” growth areas will require zoning changes and planned
infrastructure improvements over time. Other tools such as Tax Increment
Financing districts should be evaluated in conjunction with these changes.
2.5. Identify areas in Town that would be suitable for future wholesale commercial,
research and development or low-impact businesses such as Transitional Area
5 (the Crediford Road area). These areas should have good access to the local
and regional highway network and be consistent with the Land Use goals and
policies.
3.6. Identify and attract companies that would be suitable for Wells and would also
complement the existing business environment. Such businesses could take
advantage of Wells’ environmental resources as tourist attractions and could
include bicycle/kayak touring, small restaurants, personal service
establishments, business service and repair, and arts and crafts-type shops.
4.7. Retain and expand existing businesses by facilitating technical assistance and
training through State sponsored economic development programs as well as
business planning and management workshops.
5.8. Participate in the Southern Maine Planning and Development Commission
(SMPDC) Southern Maine Regional Economic Development District
(SMEDD) for technical and financial assistance.
9.
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Foster the development of home occupations and cottage industries that are
consistent with Wells’ rural, small-town character. Review land use regulations
and revise, if necessary, standards for home occupations that provides
opportunity for small business yet minimizes impact on adjacent uses or the
environment.
CPUC - Is this still a need or has it been addressed?
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6.10. Establish a committee to explore ecologically oriented tourist opportunities.
Said committee should include representatives from business and natural
resource orientedresource-oriented organizations such as the Wells National
Estuarine Research Reserve, Laudholm Trust, Nature Conservancy, Great
Works Regional Land Trust, and the RachelRachael Carson National Wildlife
Refuge and the Mount Agamenticus Regional Trust.
7.11. Continue to support the farmers’ market community and other types of “pop-up”
markets and events. This should include regular programing and activity at the Wells
Harbor Community Park to draw people to this wonderful area of the community
without the need for permanent structures or development.
8.12. Limit residential and commercial development in areas surrounding existing
resource- based industries. (see Critical Rural Area standards in Chapter 6).
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Wells CPUC Editing Matrix
Commenter's
Name:

Document
Name:

Page #: Paragraph #:

WEAC - JQ

Water Resources

2

WEAC - JQ

Water Resources

4

WEAC - JQ

Water Resources

WEAC - JQ

Your comment or question:
After "sea level rise", add "acidification and temperature increase"

4

under "Key
Findings", bullet
#3
under "Wells'
Goals"
add #13

Water Resources

4

under "Policies"

Add above note here too

WEAC - JQ

Water Resources

4

#1 Beaches.

WEAC - JQ

Water Resources

5

#5 - above
groundwater

* Add, This can be done by improving the natural resiliency of the town's shoreline to
withstand rising sea levels and storm surges.
Create transportation links such as ferries between the Harbor, Wells Beach and
Drakes Island. Bridges in these areas may be susceptible to forecasted storm surges
and flooding. Plan for conversion to electric for public transportation.

WEAC - JQ

Water Resources

5

#2 under
Groundwater

WEAC - JQ

Water Resources

5

#1 under Soils

WEAC - JQ

Water Resources

6

#1 Education

WEAC - JQ

Water Resources

6

under
"Implementation
Strategies"

Add to #12 - and work with regional and state agencies to develop plans proactively to
respond to these projected climate impacts.
Add- Protect, manage and support resource based enterprises such as sustainable
forestry and agriculture, particularly practices which minimize reliance on fossil fuels
and chemical soil amendments, which can contribute to ground water pollution.

* Rewrite - Protect the quality of groundwater in areas not served by public water and
sewer by ensuring existing nitrate standards as well as standards that may be needed
for other chemicals, including PFAS and PFOS compounds, the so-called "forever
chemicals."
* Add "in part" after "sewer service" in first sentence. After 1st sentence, add "and in
part on other factors that have a bearing on the town's rural character and may be
subjective in nature. No lot should be less than 40,000 square feet. (It currently reads
20,000 and this recommendation comes from a former soil chemist.)
Add - It is imperative to include climate change science in all levels of our schools as it
is our students future that will be more adversely effected by these changes. Education
can be a catalyst in empowering our youth to embrace sustainability and to give us
hope.
under "Implementation Strategies" add 3 notes above marked "*"

Wells CPUC Editing Matrix--WEAC-LGA-Chapter 6 - Land Use Policies and Strategies
Commenter's Name:

Document Name:

Page #:

Paragraph #: Your comment or question:

Lisa Gatti-Arnold

Chapter 6 - Land Use
Policies and Strategies

2

Lisa GA

Chapter 6 - Land Use
Policies and Strategies

3 Wells Goals #2 Growth that is "respectful" is too vague. Add growth that "minimizes
impact on Town’s village, rural and beach/waterfront areas, and that
includes climate change mitigation and adaptation."

Lisa GA

Chapter 6 - Land Use
Policies and Strategies

pp 3-4

Lisa GA

Chapter 6 - Land Use
Policies and Strategies

4

Lisa GA

Chapter 6 - Land Use
Policies and Strategies

5

Lisa GA

Chapter 6 - Land Use
Policies and Strategies

8 last paragraph Add from Maine's Growth Management Program includes "Prevent
inappropriate development in natural hazard areas, including flood plains
and areas of high erosion." Again, this part of the growth management
plan is not mentioned, although the Wells comp plan recommended
explaining how the Maine GMP was used as a resource.

Lisa GA

Chapter 6 - Land Use
Policies and Strategies

5 & 12

Lisa GA

Chapter 6 - Land Use
Policies and Strategies

13

Lisa GA

Chapter 6 - Land Use
Policies and Strategies

17

2 Reinstate a growth ordinance that includes climate change mitigation
and adaptation.

Policies Add somewhere within or add another sentence "land use and
development will maintain marsh areas as protection for coastal areas,
and that addresses climate change mitigation and adaptation."
top Add: Encourage other forms of transportation by providing
infrastructure, such as sidewalks and bike lanes.
15 & 16 Add from Maine's Growth Management Program includes "Prevent
inappropriate development in natural hazard areas, including flood plains
and areas of high erosion." This is not mentioned in Wells comprehensive
plan and should be included. Include: Assess any proposed project for
long-term function under the effects of climate change."

#14 & 1/2 Ask: Consider the feasibility of turnpike exit/entrance in Tatnic area , but
is this area also an existing resource protection district that is heavily
regulated? (Ogunquit River)
3 Minimum lot size of under half-acre with "35% open space and significant
natural features." Is open space and significant natural features defined
somewhere?
top of page add to bullets: for buildings designed for long-term and that are all
electric and net zero or highly energy efficient.

Lisa GA

Chapter 6 - Land Use
Policies and Strategies

17

3rd and 4th
bullet point Define this: Allow all types of student, transient and seasonal housing
Continue to allow lodging units.
Transitional
areas bullet 4th add, buildings that are climate-changed adapted, all electric and net zero
point or highly energy efficient.
top, bullets 5 &
6 Add for buildings that are climate-changed adapted, all electric and net
zero or highly energy efficient.
top of page
Reinstate a growth ordinance that includes climate change mitigation
and adaptation.
# 12 Add section based on State Growth Management Plan: Land policies
need to coordinate to "Protect, maintain and, when warranted, improve
the water quality of each water body pursuant to Title 38, chapter 3,
subchapter I, article 4-A and ensure that the water quality will be
protected from long-term and cumulative increases in phosphorus from
development in great pond watersheds; [PL 2001, c. 578, §15 (NEW).]
D. Ensure that its land use policies and ordinances are consistent with
applicable state law regarding critical natural resources. A municipality or
multimunicipal region, if authorized to enact ordinances, may adopt
ordinances more stringent than applicable state law..."

Lisa GA

Chapter 6 - Land Use
Policies and Strategies

17

Lisa GA

Chapter 6 - Land Use
Policies and Strategies

18

Lisa GA

Chapter 6 - Land Use
Policies and Strategies

19

Lisa GA

Chapter 6 - Land Use
Policies and Strategies

22

Chapter 6 - Land Use
Policies and Strategies

23 bottom of page Develop a climate action plan for the Town of Wells.

Wells CPUC Editing Matrix--WEAC-BW--Housing (102621 DRAFT Wells Housing)
Commenter's Name:
WEAC-BW

Document
Name:
(see
above)

WEAC-BW

(see above)

Page #: Paragraph #: Your comment or question:
1

3, Key Findings Given the increasing affordability gap in housing and the urgent need to
reduce carbon emissions, Wells should incentivize smaller, highly energyefficient homes. There should also be a mechanism in place to make sure
such homes are available to low and moderate income residents. Saving
money on heating and electricity while reducing our carbon emissions is
a win-win.

2

3?, under
"Introduction"
or "Wells
goals"

Housing is a basic human need that must be affordable and accessible to
everyone.
Changing climatic conditions have the potential to greatly affect existing
housing, particularly in terms of location within vulnerable areas. This
Housing Chapter provides an opportunity to address both climate change
adaptation and mitigation in housing decisions. Climate mitigation
(reducing greenhouse gas emissions) will be affected by increases in
sustainable and green building design that improve efficiency and lower
consumption (less water and energy use, less need for heating and
cooling through improved insulation, energy efficient appliances,
alternative energy access, drought-tolerant plantings)
Planning for adaptive housing would also require development of
affordable housing that remains affordable over time. If homes are not
energy efficient under future climate scenarios, affordability may not be
lasting, or costs may be passed onto future inhabitants
Location of housing within a known or projected hazard area is an
indicator of vulnerability. We should consider the location of a home
within a known or potential future floodplain or tidal inundation zone.
Other climate related housing considerations are changing precipitation
patterns (localized flooding, heavy rainfall) and temperature changes
(increased need for air conditioning). Consider if we want to continue
the permitting of housing in high-hazard areas without requiring a
climate assessment and analysis of the resilience of the house and its
systems into the future
Wells should support, enable and incentivize low-impact development
techniques and residential green housing.

WEAC-BW

(see above)

2

3?, "Wells
Since Wells now has 1/3 (way more than the 2005 15%) of residents
goals", item 1. either very low or low income (from "Key Findings"), we need to develop
a plan to provide housing for this part of the population. As noted above,
providing highly energy efficient, small square footage, low-maintenance
housing will reduce the ongoing costs for lower income residents and will
help Wells reduce it's carbon footprint

WEAC-BW

(see above)

2

"Wells goals"

WEAC-BW

(see above)

WEAC-BW

(see above)

Adopt 2021 IECC energy code for new homes and commercial buildings
in Maine – the so-called stretch code – which has higher efficiency
standards.
2
3?, "Wells
This is an opportunity for Wells to incentivize highly energy efficient
goals", item 4. mobile homes to help with low income heating/elec. Costs and to help
reduce our carbon emissions.
2,
add to itemized GOAL: Home/business heating: 80 % from renewable sources BY 2035,
Wells' goals
via electricity from the grid or through wood from sustainably managed
Goals
forests.
STRATEGIES
(1)Collaborate with Efficiency Maine and State efforts to install heat
pumps and other renewable energy heating systems
(2)Develop ordinances which require full compliance in new
construction, beginning in 2025 (i.e., heating systems in new structures
must utilize renewable energy)
(3)Create property tax incentives for installing renewable energy
systems (For example, solar panels are currently not taxed)

WEAC-BW

(see above)

2,
add to itemized GOAL: Energy efficiency: 80 % of private homes/businesses with energy
Wells' goals
efficiency upgrades BY 2035
Goals
STRATEGIES
(1) Educational campaign, as above
(2)Establish property tax incentives/rebates for new buildings and
energy efficiency upgrades of existing buildings
(3)Beginning in 2025, require building permits for home/business
upgrades to demonstrate improvements in energy efficiency
(4)Require climate risk analysis for new buildings in high-risk areas
(5)Develop and require a “climate assessment certificate for all new
building projects

WEAC-BW

(see above)

3

WEAC-BW

(see above)

3

WEAC-BW

(see above)

4

WEAC-BW

(see above)

7

1, "Policies"
(add item)

7. Make it desirable for residential developers and individual home
builders to construct all-electric, highly energy-efficient homes. Designate
flood resistant=t housing for areas that will be affected by future sea
level rise and flooding.
2, "Standards", add housing that is all-electric, highly energy-efficient, lower operating
item 2
costs for owner/renter
1,
"Implementati
on Strategies"
(add item)

11. Establish incentives to strongly encourage the development of all
types of housing that reduce or eliminate their use of fossil fuels. This
would include high energy efficiency, all-electric, provisions for electric
vehicle charging and possibly for solar panels.

1 As # of residents per household goes down, square footage needs go
down. Smaller, well-designed homes reduce our carbon output and
should be incentivized.

WEAC-BW

(see above)

WEAC-BW

(see above)

WEAC-BW

(see above)

9 thru whole section
14

14

As we tackle the housing affordability problem we should seize the
opportunity to bring any new affordable housing into the fossil fuel freefuture. In order to meet carbon reduction goals, all new housing should
be built as close to net-zero carbon as possible. This will be mandated at
some point at the state and/or federal level. It's far less expensive to
build new housing stock with this in mind rather than to retrofit existing
stock. This is an opportunity for Wells to do the right thing now at a
lower cost than doing it wrong now and having to update at great
expense in the near future. This is Wells doing it's part for our kids and
grandkids, to insure a healthy planet for their lives.

2 The workforce housing units planned will not address the very low and
low income housing shortage. It appears to be aimed at moderate
income households
2,
add to itemized GOAL: Home/business electricity: 100% of electricity use to be from
Wells' goals
renewable sources BY 2035
Goals
STRATEGIES
(1)Develop an educational campaign, including public forums and
webinars about availability of renewable electricity options (subscription
or ownership in solar farms)
(2) Create ordinances which require full compliance in new
construction, beginning in 2025 (i.e., electricity for new structures to be
from renewable power generation)
(3)Cooperate with the State in establishing “green banks” to provide lowcost funding options for renewable energy

Wells CPUC Editing Matrix--WEAC-BW--Wells Demographics and Economics (102721 DRAFT )
Commenter' Document
s Name:
Name:
WEAC-BW
(see
above)

WEAC-BW

(see above)

Page #:

Paragraph #: Your comment or question:

2, "Key
Findings"

As Wells' population has grown rapidly and has an increasing aging
population, and given that these trends are projected to continue, there
is an opportunity for Wells to design it's future to adapt to this growth in
a way that will eliminate future carbon emissions and provide residents
with cleaner air and a sense of doing our part to combat climate change.
All future growth should be examined through the lens of greatly
reducing and eventually eliminating carbon emissions. This is our
opportunity to build the new carbon-free future in Wells. It is our
opportunity to make these changes now when the cost is minimal
instead of waiting until federal and state laws require these changes and
we're in the position of having to bear the expense of having to undo or
redo what we have done. We will need to be all-electric in the
transportation and building energy use areas. We will need to eliminate
green house gas emissions in our food and goods supplies. The time to
get started is now.

4, "Wells' add item 3
Goals"

GOAL Establish a sustainable level of growth for the Town
STRATEGY
(1)The sustainability committee should utilize all available scientific data
and the assistance of the Southern Maine Regional Planning Commission
to recommend a sustainable level of growth for the Town.
(2)Consider such measures as:
a.Require climate risk analysis for new buildings in high-risk areas, and
assess all new projects for their ability to function in the long term under
climate change.
b.Adopt Green Building Codes (insulation, windows, fixtures, water use,
etc.)
c.Incentivize low-impact, highly energy efficient new buildings
d.Develop and require a “Climate Assessment Certificate” for all new
building projects (including Town)
e.Revisit
Town's cluster housing ordinance to see if it aligns with sustainability
goals

WEAC-BW

(see above)

5,
"Policies"

1 Add an item 5 to address the carbon reduction/elimination goals for all
new growth as noted above

WEAC-BW

(see above)

5,
"Impleme
ntation
Strategies"

3 Develop a plan using Town resources, Committees and outside
consultants for addressing carbon emission reduction/ elimination in all
new growth. Encourage participation of all Wells' residents, particularly
the growing retiree population, in committee(s) addressing climate
change concerns.
Work with SMPDC (Southern Maine Planning) to prepare a Climate
Action Plan. Kittery, Kennebunk, Kennebunkport, Biddeford, and other
southern ME towns are at some stage of preparing Climate Action Plans.
SMP can help develop an integrated plan with these/other towns.

WEAC-BW

(see above)

6, "Goals"

Include carbon emission reduction goals at the State level. Include a plan
to address these goals at the Town level (as noted above)

WEAC-BW

(see above)

6, "Goals"

The Comprehensive Planning process gives Wells an opportunity to
address future economic challenges from climate change and to plan for
economic strength and diversity. Climate adaptation strategies and
policies can bring about economic benefit and financial savings.
Economic sustainability depends on creating a flexible and durable
economy in the face of climate change.
Wells should investigate and plan for the increased cost to businesses
resulting from climate change. Potential costs to Wells economies
include increased public health costs, increased energy costs, lost
recreation opportunities, coastal and storm damage and impacts to
fishing and agriculture. Consider the economic implications of
losing/lessening value of working waterfronts/shorelines. Wells’ tourism
is weather-dependent, changes in precipitation patterns may result in
changes in tourism numbers and patterns.

WEAC-BW

(see above)

7,
"Policies"

under item 8: Set aside and protect more land for future agricultural
production, given the likelihood of droughts adversely impacting
agriculture in other parts of the country
STRATEGY: Work through the conservation commission, the Great Works
Land Trust, and/or sustainability committee to identify, prioritize, and
fund the protection (through acquisition or easement) of prime
agricultural land in the Town
Add item: 9. Require new and existing business compliance with Wells'
carbon emission reduction/ elimination plan (to be developed)

WEAC-BW

(see above)

7,
"Policies"

WEAC-BW

(see above)

8,
"Impleme
ntation
Strategies"

e

(see above)

23,
"Commuti
ng
Patterns"

WEAC-BW

(see above)

25, "Retail
Sales"

WEAC-BW

(see above)

28, "Local item 1
Economy"

Economic Development Committee should focus on renewable energy
companies (as noted above under p. 23)

WEAC-BW

(see above)

29, "Local item 2
Economy"

Encourage and eventually require businesses to eliminate carbon
emissions by becoming all-electric and energy-efficient.

1 Add item: 10.Develop a plan using Town resources, Committees and
outside consultants for addressing carbon emission reduction/
elimination in all new growth.

Since a decreasing number of Wells residents work within the Town of
Wells, and this is a "discouraging trend" for the reasons stated, the Town
should Investigate ways to provide employment to Wells residents in the
renewable energy sector. This is a rapidly growing industry and will be
stimulated by state and federal funding. Wells should try to take
advantage of this opportunity to attract companies in this sector and
provide good, local jobs to our residents. Encourage businesses that aid
in Wells' conversion to clean energy transportation and buildings.

2 Investigate how to promote/incentivize retail stores that adopt
sustainable practices. For example antique and thrift stores might be
promoted as businesses that sell already existing items rather than new
items thus saving the carbon cost of producing those new items.

WEAC-BW

(see above)

29, "Local item 2
Economy"

24,
"Economic
Base"

The Town should investigate becoming a green community and
promoting itself as such. This would include things like increased bike
ability, the promotion of electric means of transportation, increased
focus on recycling and reducing waste, promotion and protection of
natural places and conservation lands, etc.
1 Since Wells' economy is very dependent upon tourism, it is essential that
we address the issue of climate change. The costs to Wells of an
inadequate response to climate change are many and include loss of tax
revenue, loss of tourism, increased demand on water system (drought)
and on building climate control systems (rising temps), loss of or damage
to infrastructure including roads, bridges, sea walls, storm water system,
docks.

Wells CPUC Editing Matrix--WEAC-JL--Transportation and Circulation Policies and Strategies (102721 DRAFT )
Commenter' Document
s Name:
Name:
WEAC-JL
(see
above)

Page #:

Paragraph #: Your comment or question:

2, "Key
Findings"

item 1

"Many of the transportation related issues identified in 2005 (congestion,
vehicle crashes, needed intersection upgrades, the need for more bicycle
and pedestrian infrastructure, etc.) persist today and (may be) are more
apparent as growth has continued"

WEAC-JL

(see above)

3, "Wells
Goals"

item 1

"Promote a safe and sustainable transportation system that is consistent
with the character of the neighborhood through which it passes. This
mobility system must provide equal and affordable access that
strengthens the community's abilities and its appeal"

WEAC-JL

(see above)

3, "Wells
Goals"

item 2

WEAC-JL

(see above)

3, "Wells
Goals"

item 3

WEAC-JL

(see above)

3, "Wells
Goals"

item 7

"Encourage and enhance alternative Net-Zero modes of travel including
pedestrian, (and) bicycle traffic, and electric vehicles for cars and
public transit. This is especially important along the Route 1 corridor in
Wells"
"Improve and enhance the transportation network in order to become
fully sustainable through the coordination of state, regional and local
planning"
"Encourage the selective improvement of Route One to improve safety,
pedestrian and bike accessibility, and reduce operational
problems while preserving its role as the spine of the community as
opposed to a major regional traffic artery"

WEAC-JL

(see above)

4, "Policies"

item 3. c

WEAC-JL

(see above)

4, "Policies"

item 4.

WEAC-JL

(see above)

4, "Policies"

item 10. c

"Establishing priorities for long-term, sustainable transportation
improvements"
"Encourage local businesses, transportation users and civic organizations
to financially participate in the cost of transportation enhancement and
improvements. These investments or projects can be
incentivized through grants or partial tax exemption"
"Creating incentives for the development of local public and private
sustainable transportation systems that reduce the need to use an
automobile locally and to use electric vehicles"

WEAC-JL

(see above)

5, "Policies

item 15.

"Ensure that any road accepted by the Town as a public roadway meets
the Town standards and specifications for public roads including
design that makes it climate change resilient"
"Explore the creation of sustainable transportation links (e.g., ferry,
bridges, etc.) that are 'Climate Resilient' between the Harbor, and
Wells Beach. This should include conversations with the harbor
committee and residents in the area to understand if they would like to
see a ferry service in their neighborhood and if it is a viable option"

WEAC-JL

(see above)

5, "Policies

item 16.

WEAC-JL

(see above)

5,
Cooperation
"Work cooperatively with the state to ensure that there is proper
"Implementa with the Maine planning and implementation of projects that reduce impact and
tion"
DOT - #2
address necessary improvements or redesigns at key roadway
locations, bridges that need attention and high accident locations"

WEAC-JL

(see above)

6,
Regional
"Boston to Portland bus service with a stop at the Transportation Center"
"Implementa Transportation Suggestion for research on up to date info
tion"
Planning - #2

WEAC-JL

(see above)

WEAC-JL

(see above)

6,
"Implementa
tion"
6,
"Implementa
tion"

WEAC-JL

(see above)

Suggestion for research on up to date info
Roadway
Improvement
Program
Alternative and "Educate, and encourage residents and tourists about and how to
Multi-modal
use the trolley system in conjunction with the off street parking areas,
Transportation - the park n’ ride facility and rideshare programs in order to reduce our
#3
collective transportation impact. Encourage for an electric
trolley and perhaps offer free and/or frequent travel"

7,
Alternative and "Establish a committee to prepare a Development Plan for Bicycle Ways
"Implementa Multi-modal
and Trails based on existing regional and local data and plans and also
tion"
Transportation - consider their relationship to sidewalks and other pedestrian ways. Said
#5
pedestrian /bicycle paths will be for non-motorized vehicles, i.e., no ATV,
4 wheelers, minibikes, etc.)" Having close relations with the WEAC or
member overlap would be very beneficial for both parties

WEAC-JL

(see above)

7,
Alternative and "Continue to investigate and implement seasonal traffic calming
"Implementa Multi-modal
measures in high density residential and commercial areas, especially
tion"
Transportation - adjacent to and east of, US Route 1" Review of any completed
research is needed
#5

WEAC-JL

(see above)

WEAC-JL

(see above)

7,
"Implementa
tion"
7,
"Implementa
tion"

Wells
Transportation
Center #1
Wells
Transportation
Center #3

"Encourage users of alternate carbon-free transportation modes to use
the Wells Transportation Center"
"Work to implement and promote an accessible pedestrian
connection along Route 109 that connects to the central area of Wells"

Wells CPUC Editing Matrix
Commenter's Name:

Document Name:

William Franks

Chapter 3 UpdateNatural Resources
Policies and Strategies
Appendix A Inventory
and Analysis - Critical
Natural Resources

3 Key Findings (third
bullet)

William Franks

"

William Franks

Chapter 3 Natural
Resource Policies and
Strategies
Chapter 3 Natural
Resource Policies and
Strategies
Chapter 3 Natural
Resource Policies and
Strategies
Chapter 3 Natural
Resource Policies and
Strategies
Chapter 3 Natural
Resource Policies and
Strategies

3 Key Findings (sixth
bullet0
4 Regional Goals
item 2

William Franks

William Franks

William Franks

William Franks

Page #:

Paragraph #:

5 Wells Goals

5 Wells Goals

5 Wells Goals item 3

5 Wells Goals item 8

William Franks

Chapter 3 Natural
Resource Policies and
Strategies

5 Note:

William Franks

Chapter 3 Natural
Resource Policies and
Strategies
Chapter 3 Natural
Resource Policies and
Strategies

6 Item 11

William Franks

Chapter 3 Natural
Resource Policies and
Strategies

6 Groundwater,
item 2

William Franks

Chapter 3 Natural
Resource Policies and
Strategies
Chapter 3 Natural
Resource Policies and
Strategies

7 Surface Waters
item 2

Chapter 3 Natural
Resource Policies and
Strategies

8 Implementation
Strategies/General
/Item 3

William Franks

William Franks

William Franks

6 Beaches, Item 5

7 Soils Item 1

William Franks

Chapter 3 Natural
Resource Policies and
Strategies

11 Wildlife and
Fisheries, Item 2

William Franks

Chapter 3 Natural
Resource Policies and
Strategies

12 Forest and
Farmland
Resources, Item 2

William Franks

Chapter 3 Natural
Resource Policies and
Strategies
Chapter 3 Natural
Resource Policies and
Strategies
Chapter 3 Natural
Resource Policies and
Strategies

16 Prime Farmland
Soils

William Franks

William Franks

20 Wetlands of
Special
Significance
22 Threats to
Wetlands/Coastal
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Your comment or question:
In the last sentence after protecting land add "and relocating buildings"

In the last sentence after storm events add "which have risen to crisis
levels)
Add "(including sea-level rise)" after including climate change and its
impacts.
Add apostrophe to Wells'

In Item one delete "truly" 2 times. Superfluous.

Add the following to the text "and work with regional and state agencies
to develop plans proactively to respond to these projected climate
impact"

Mineral extraction doesn’t belong in the same category as
agriculture. It should be allowed, not promoted (see General
Policies, # 2) as a properly managed traditional use, but its
continuation does not qualify as a “goal.”
Rewrite
"Protect, manage, and support resource based enterprises such as
sustainable forestry and agriculture, particularly practices which
minimize reliance on fossil fuels and chemical soil amendments.
(The latter are reliant on an industry that is a huge emitter of
greenhouse gases, and also contribute to ground water pollution.)"

Correct spelling 'protect". How are you going to prevent the marsh from
migrating inward? It sounds like King Canute trying to hold back the tide.
It needs to be recognized that some built infrastructure should be moved
or it will likely be destroyed by storms or flooding.
Add, "including moving buildings as needed."

Rewrite. "Create transportation links such as ferries (electric) for
people and bikes (but not cars and certainly not building bridges)
between the Harbor, Wells Beach, and Drakes Island." Should
study actual transportation needs of locals/visitors before
launching any initiatives.
after nitrate standards, add “as well as standards that may be
needed for other chemicals, including PFAS and PFOS compounds,
the so-called “forever chemicals.” Study effects of rising sea level
on ground water and surface waters.
Substitute "Non-governmental organizations (NGOs)" for non- profits

Rewrite: "Base the density of development in areas outside public water
and sewer service in part on the assimilative capacity of soils to
accommodate outside waste water systems and in part on other factors
that have a bearing on the town’s rural character and may be subjective
in nature. No lot shall be less than 40,000 square feet in these areas."
Comment: (With the 20,000 square foot minimum, some soils have
characteristics that would potentially allow up to 5 residential units per
acre, but that is not a density that we would desire, even if particular
soils could assimilate the waste.) Study effects of sea acidification, rising
temperature, etc. on wildlife and fish.

Add at end of sentence: “mindful of the increasing probability and
severity of climate impacts.”

Rewrite: Review the appropriateness of currently designated buffers
along rivers and streams in the Town's Land Use Ordinance to maintain
the quality of these areas for wildlife and fishery habitat.
Add at the end of the sentence "especially as may result from future
climate change events."

last sentence change Burn to Burnt.

In the first line add "feet" after "250".

The word prevent in the last sentence at the top of the page seems
unrealistic to me. The structures which might "prevent" are going to
flooded and/or storm damaged. It may be very difficult to "prevent" the
marsh system migrating inwards.

Wells CPUC Editing Matrix
Commenter's Document
Name:
Name:
WEAC - JQ

Page #: Paragraph #: Your comment or question:

Flood Hazard
Mitigation
Flood Hazard
Mitigation

6

Add # 9

7

Add # 8

WEAC - JQ

Flood Hazard
Mitigation

8

Add # 6

WEAC - JQ

Flood Hazard
Mitigation

9

#6

WEAC - JQ

Form a climate action plan, hire a sustainability coordinator and form a climate action
committee to assist with the implementation of these goals
Develop a plan to mitigate climate impacts on tourism. Challenges posed by climate
change and sea level rise are not unique to Wells, but we do all share concerns about our
coastline and its impact on our way of life and economy.
Work with regional and state agencies and organizations, including the Wells National
Estuarine Research Reserve, to plan and implement programs which utilize
seeding/planting grasses and trees to protect the shoreline, introduce certain species of
fish and crustaceans which may do likewise, and any other programs which may enhance
natural shoreline sustainability. We all share a concern for our shoreline and we have
experts who work right here.
add: sea acidity and temperature increases
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