TOWN OF WELLS, MAINE
COMPREHENSIVE PLAN
UPDATE COMMITTEE

Meeting Agenda
Thursday, March 31, 2022, 5:00 P.M.
Wells Town Hall
208 Sanford Road

6:00 PM CALL TO ORDER & DETERMINATION OF QUORUM
MINUTES
Documents:
CPUC MIN 03-17-22 DRAFT.PDF
PUBLIC HEARING(S)
OPEN TO THE PUBLIC (MAXIMUM 10 MINUTES AND MAXIMUM 3 MINUTES PER
PERSON)
Maximum 10 minutes unless extended by vote of the Committee and maximum 3
minutes per person unless extended by the Chair.
To share a comment or ask a question please attend the meeting at the Wells Town Hall,
2 nd floor, Littlefield Meeting Room or submit an e-mail or letter to the Wells Planning

Maximum 10 minutes unless extended by vote of the Committee and maximum 3
minutes per person unless extended by the Chair.
To share a comment or ask a question please attend the meeting at the Wells Town Hall,
2 nd floor, Littlefield Meeting Room or submit an e-mail or letter to the Wells Planning
Office prior to the meeting.
CPUC BUSINESS
l
l
l

l
l

¡
¡
¡

Update on the Planning Process, remaining tasks, and time line.
Update on Focus Groups
Feedback on Drafts, and discussion of edits/additions:
Part 2:
Chapter 6 Land Use
l Future Land Use Plan Discussion
l Chapter 7 Town Character and Appearance
l Chapter 8 Transportation and Circulation
l Chapter 9 Economic Development
l Chapter 10 Housing
l Chapter 11 Public Facilities
l Chapter 12 Open Space
l Chapter 13 Public Utilities
l Chapter 14 Fiscal Capacity
l Chapter 15 Flood Hazard Mitigation
l Chapter 16 Planning and Management
l Chapter 17 Regional Coordination

Feedback received from other Boards and Committees
Energy Committee Matrices Received
Next Month
l Part 3, Implementation Program
l Part 4, Capital Investment Strategy

Documents:
031422 WELLS OUTREACH REPORT.PDF
MWALSH EMAIL RE AP ZONE 03-03-22.PDF
CHAPTER 6_PART 2_LAND USE_2_7_2022.PDF
CHAPTER 7_PART 2_TOWN CHARACTER AND APPEARANCE_2_7_2022.PDF
CHAPTER 8_PART 2_TRANSPORTATION AND CIRCULATION_2_7_22.PDF
CHAPTER 9_PART 2_ECONOMIC DEVELOPMENT 2_7_22.PDF
CHAPTER 10_PART 2_HOUSING_3_4_22.PDF
CHAPTER 11_PART 2_PUBLIC FACILITIES AND SERVICES_2_21_22.PDF
CHAPTER 12_PART 2_OPEN SPACE_3_4_22.PDF
CHAPTER 13_PART 2_PUBLIC UTILITIES_2_21_22.PDF
CHAPTER 14_PART 2_FISCAL CAPACITY_2_21_22.PDF
CHAPTER 15_PART 2_ FLOOD HAZARD _3_4_2022.PDF
CHAPTER 16_PART 2_PLANNING AND MANAGEMENT_2_21_22.PDF
CHAPTER 17_PART 2_ REGIONAL_3_4_22.PDF
WELLS_2005_FUTURELANDUSE_SUGGESTEDREVISIONS.PDF
WEAC-JQ-CH17- REGIONAL COORDINATION.PDF
WEAC-JL-CH 13-PUBLIC UTILITIES.PDF
WEAC LGA COMPREHENSIVE PLAN CHP 11 PUBLIC FACILITIES MATRIX.PDF
WEAC-BW VISION-CHAP 1.PDF
OPEN TO THE PUBLIC (MAXIMUM 10 MINUTES AND MAXIMUM 3 MINUTES PER
PERSON)

Maximum 10 minutes unless extended by vote of the Committee and maximum 3
minutes per person unless extended by the Chair.

WEAC-BW VISION-CHAP 1.PDF
OPEN TO THE PUBLIC (MAXIMUM 10 MINUTES AND MAXIMUM 3 MINUTES PER
PERSON)

Maximum 10 minutes unless extended by vote of the Committee and maximum 3
minutes per person unless extended by the Chair.
ADJOURN
OTHER BUSINESS
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Meeting Minutes
Thursday, March 17, 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 6:05 p.m. on Thursday, March 17,
2022, from the Littlefield Room at Town Hall.
Those present were Committee Members Chris Chase, Carol DesJardins, Hunter Edwards, Tim
Gowen, Linda Grenfell, Jon Moody, Martin Morse, Chris Pugsley, James Smith and Jason
Vennard. Also in attendance were Larissa Crockett, Town Manager; Mike Livingston, Town
Engineer; and John McLeod, Selectman Liaison.
Steve Whitman and Rich Brereton were present representing Resilience Planning and Design.
MINUTES
February 17, 2022 – Review and consider for approval.
MOTION
Motion made by Martin Morse to approve the February 17, 2022, minutes, seconded by Jason
Vennard. Motion accepted.
OPEN TO THE PUBLIC
Beth Widmayer spoke on behalf of the Energy Advisory Committee. Their goal is to develop a
sustainable energy practice in the Town of Wells and promote renewable energy. She addressed
solar energy and better technology for energy storage. Reducing carbon emissions will save the
town money, noting the LED streetlights have been cost reducing for the town. Her committee
recommends establishing a Sustainability Committee, which the town does not presently have,
and she advocated for the inclusion of this Sustainability Committee in the Plan. This would
ensure that the town can use state and federal funds that are available. The Plan presently
doesn’t include energy sustainability. Energy efficiency comes into play largely in
transportation so there is a need for policies that encourage electric vehicles, mass transit, etc.
Public education is very important, and buildings will need to be retrofitted if compliance is not
put in place at the time of construction. They ask for leadership to be provided to residents to
encourage these changes.
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Chris Chase asked about the disposing of these solar systems and batteries. Beth Widmayer
answered they must tackle carbon in the air first. People are working on recycling the
components now.
Chris Pugsley added with end of life management for batteries, it looks like there’s a
management plan. Beth Widmayer responded it is up to society to establish rules on disposing.
Solar panels are good for 25 years, and there are ways to break them down into components for
reuse. Not all have batteries, and energy can be stored and used at future times. Recycling the
lithium batteries is a problem currently.
Tim Gowen asked if there has been much correction in the carbon emissions, with cars being
more efficient in reducing carbon in the air. Beth Widmayer stated that the CMP grid in years to
come will be 100% renewable. Wind, solar, hydro, and nuclear are all carbon-free, and that is
the direction we are headed. All towns need to do their part, driving an electric vehicle now is
reducing the emissions, and it will come down as time goes on. The batteries in the future will
be reusable to supply power to our homes.
Linda Grenfell noted the Laudholm Reserve is the first in the state that is 100% carbon free, and
Jim Smith added that solar panels will protect asphalt shingles. They significantly extend the life
of the shingles.
CPUC BUSINESS
•

Update on the Planning Process, Remaining Tasks, and Timeline

Steve Whitman told the Committee that we are on time for a May delivery to the State, but it will
be close. Next month they will be working with department heads for Part Four. Mike
Livingston has flagged the old Part Four, and a lot of things have been done. Martin Morse feels
it is unrealistic in getting this done.
•

Update on Focus Groups

Updated versions of the outreach forums have been distributed, and a summary is on Page 28.
•

Feedback on Drafts, and Discussion of Edits/Additions.
o Part 2:
Chapter 6 Land Use
⬧

Future Land Use Plan Discussion

Rich Brereton presented the Land Use Map, which puts all the ideas together which Chapter Six
is addressing, such as protected critical rural areas, designated growth areas, etc. There is a
definition of the categories in the Table on Page Five of Chapter Six.
Non-growth and growth areas are the big categories. There have been no changes to any of these
on the map, but there are questions on moving areas from one category to another or removing
CPUC Min 03-17-2022
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categories altogether. Existing growth areas and transitional growth areas are those that should
be consistent with the Comprehensive Plan vision of growth, and where there needs to be a
change in policy or ordinance. Jason Vennard described the definition of a transitional area.
Martin Morse asked how much area is left in existing transitional areas. It is unrealistic to think
no growth west of 95 will take place. There should be one or two transitional areas west of the
turnpike. Are the transitional areas adequate for growth in the anticipated next ten years? On
T5, the large solar farm, Martin questions how much land is left, as well as the sand and gravel
areas how much land is left. In addition, he wants to see a specific area for a town center, not
just an arrow to a spot as shown on the map. The Committee needs to define where that will be.
Rich Brereton told the Committee that they could draw intended boundaries of an area for a
future downtown area. To answer Martin’s questions, they can take transitional areas on the map
and find out how much is developed and how much remains, or they could use the GIS approach
from 2005 files and go parcel by parcel that outlines T1-T6.
Linda Grenfell expressed her vision of the downtown area. The consensus is to centralize the
development where it is already happening. The community has said it wants to keep the
semblance of what a New England Wells should look like. We can do things with blending and
mixing resources. She described how much better Routes One and 109 could look. She noted
the traffic problem. She asked if most people are on private wells and how to protect the water
supply in the town. We should look at consolidating new building and development, and
calming traffic. She would like to see a greenway from the Eastern Trail to Mile Road accessing
the beach area.
Chris Chase noted the effect that would have on the tax bill, and Tim Gowen added we have to
be realistic. The town would be spending millions of dollars on these ideas. Chris Pugsley
suggested focusing resources on building a town center away from Route One.
Chris Chase doesn’t think we should use our resources for a downtown development, but rather
encourage development by a developer, addressing the zoning to accommodate a developer who
might want to come in. Jason Vennard doesn’t agree with that being the right way to move
forward.
Larissa Crockett described how Scarborough put in their plan their zoning goals for a
development area, implemented them, and then a developer bought the land and developed it
starting with light industrial and then continued with apartments, duplexes, and small houses. It
is a TIF district for the project, and there is a credit enhancement agreement. Developers had to
promise in five years they would work with the town to form a Downtown Committee and invest
in creating a downtown with a town greenway and trails connecting to the schools. This project
encompasses 500 acres.
Larissa Crockett presented the idea of submitting to the voters in the Plan the suggestion of a
goal of having a downtown area, identifying areas that might make sense, putting zoning goals in
the Plan, and then send it to the Implementation Committee to make zoning changes. Then
developers will see the possibility of development.
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Tim Gowen added that zoning would have to be changed for housing and businesses for a town
center to spread the growth. We should put something in the Plan for the Implementation
Committee to work with.
Martin Morse stated he will not compromise and will never vote for a tax TIF, because the local
people get left out. He feels a downtown center isn’t feasible. There are no necessities in Wells,
as the trend is big box stores and online. Overhead is consuming small Mom and Pop
businesses, and it is difficult for people to make a long-term living.
Linda Grenfell feels part of the vision for a downtown may not meet commercial needs, but
community building is very important. People need relationships and support, and we need to
take seriously changes happening because of the climate crisis we are in.
Chris Chase proposed boundaries for a town center to include the library, post office, town hall
and the school on Route One, and then on 109 to the other school and to the railroad bridge. And
maybe Chapel Road. It needs to be incorporated with the historical buildings there.
MOTION
Motion made by Hunter Edwards allowing the described boundaries for a downtown area
designation. Chris Pugsley seconded. Motion accepted. Martin Morse and Tim Gowen
opposed. Jason Vennard abstained.
Jason Vennard is more comfortable saying encouraging a group to establish a downtown area.
Martin Morse asked that when using “central area” and “downtown area” the wording should
have consistency throughout.
Rich Brereton told the Committee that greenways were suggested to be put on the maps, such as
the Eastern Trail. He asked if the Committee wants to see that included on the map with a
current or proposed status. The Committee wants them designated as “proposed”.
Rich Brereton continued with the Hall property being identified as a critical natural area. It is
already in conservation agreement and is continuous with other designated critical rural areas.
Conserved lands since the 2005 files are not on this map. This is because they use this map to
see what changes need to be made. Both Jon Moody and Jason Vennard expressed it is
important to see what changes have occurred in the different areas since the 2005 plan. Martin
Morse believes there should be a map that is as up-to-date as possible. Jason Vennard questions
how we look at exactly what has changed from Point A to Point B and recommended including
all property purchased since 2005.
MOTION
Motion made by Jason Vennard to include on maps all conserved, private and public land, open
space and developed subdivisions. Seconded by Hunter Edwards.
MOTION
Jason Vennard amended the original motion to identify all town-held or other fully conserved
land as CR7, and open space land and existing developments as CR8. Seconded by Hunter
Edwards. Motion accepted as amended.
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Jason Vennard wants to know what’s left to be developed. A discussion on T4 ensued. Mike
Livingston explained the golf course is still approved and housing has changed from 85 units to
174 units. Open space of about 66% will be conserved.
MOTION
Motion made by Hunter Edwards to remove T4 and change to G1. Seconded by Martin Morse.
MOTION
Hunter Edwards made a motion to amend the original motion to change T4 to G1, previously
developed. Martin Morse seconded. Motion approved as amended.
Martin Morse again recommends there be at least one more transition area west of the turnpike.
It would still be with 2.5 acre lots and still could be clustered, but we need to have something
west of the turnpike for growth. To think there will not be any growth west of the turnpike is not
realistic.
A discussion on transitional areas ensued. Specifically, T5 and T6. Rich Brereton said there are
no changes to T1,2, and 3 because they are not in areas identified as developable west of the
turnpike. A transitional zone encourages development. T5 doesn’t have a lot of property for
development. To comply with State regulations, we need to have T5 and T6.
Rich Brereton continued with coastal flood hazard areas. Most are in neighborhoods defined as
developed growth areas. Where there is an increased flood risk, new development is
discouraged. Martin Morse added there is not a lot of area left to build new homes,
and he doesn’t want to limit building so that it might discourage the buying of houses, tearing
them down, and rebuilding to be compliant with flood regulations. Jon Moody also added it is
important to the town because the number of buildings that are flood compliant affects the town
tax rate and insurance rates.
MOTION
Motion made by Jason Vennard to not make any changes with coastal areas. Seconded by
Martin Morse.
MOTION
With not enough new ground to be broken for more to be done, motion amended by Jason
Vennard to not make any changes with coastal areas since existing development is increasing
flood resiliency of the properties. Martin Morse seconded. Motion accepted as amended.
There was a discussion on getting through the remaining chapters on time.
MOTION
Jason Vennard made a motion to add a meeting to the agenda for March 31, 2022, from 5:00
p.m. to 8:00 p.m. Linda Grenfell seconded. Motion accepted.
Chapter 7 Town Character and Appearance
Chapter 8 Transportation and Circulation
Chapter 9 Economic Development
Chapter 10 Housing
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Chapter 11 Public Facilities
Chapter 12 Open Space
Chapter 13 Public Utilities
Chapter 14 Fiscal Capacity
Chapter 15 Flood Hazard Mitigation
Chapter 16 Planning and Management
Chapter 17 Regional Coordination
Not discussed.
•

Feedback received from other Board and Committees
o Energy Committee Matrices Received

Not discussed.
•

Next Month
o Part 3, Implementation Program
o Part 4, Capital Investment Strategy

To be discussed next month.
OPEN TO THE PUBLIC
None.
OTHER BUSINESS
None.
ADJOURN
MOTION
Jon Moody motioned to adjourn. Motion seconded by Hunter Edwards. Motion accepted.
Meeting adjourned at 7:55 pm.
MINUTES APPROVED ________________________________________, 2022

ACCEPTED BY:

______________________________
Carol DesJardins, Recording Secretary

_____________________________
Chris Chase, Chairman
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TOWN OF WELLS 2022 COMPREHENSIVE PLAN UPDATE

PUBLIC OUTREACH SUMMARY
REPORT
MARCH 14, 2022

The town of Wells is updating its 2005 Comprehensive Plan, which serves as a long-term planning document
that guides future growth, development activity, infrastructure investments, and land use change in the
community. It includes a vision for the future of the community, and include ways for the town to guide land
use to meet that vision. It also provides guidance to local officials making decisions on budgets, ordinances,
capital improvements, land use regulations, and identifies non-regularly initiatives that achieve the town’s
future vision.
As part of the comprehensive planning process, the town of Wells is completing public outreach activities
to identify community issues that matter to residents and community members, and glean opportunities,
challenges, and potential solutions from the public on important local issues. The summary of results
obtained through these outreach efforts thus far are included on the following pages. Outreach mechanisms
have included:
•
•
•
•

Community Forum Event #1 - focusing on land use change since 2005 and future visioning
Community Forum Event #2 - focusing on existing conditions and community issues
Alternative Survey Option - for those unable to attend second community forum
Focus Groups - focusing on policies, strategies, and actions

As other outreach mechanisms are completed, this report will be updated to serve as a complete summary of
public feedback collected during the 2005 Comprehensive Plan update project.
1

Community Forum #1
July 13, 2021

On July 13, 2021, the town of Wells held its first community forum for the Comprehensive Plan update
initiative. This event was interactive and included small group opportunities to discuss guiding questions
about changes in Wells since 2005, and what important qualities pertaining to the character of Wells
community members saw as being important. A total of 64 participants attended this event.

What Changes Has Wells Seen Since 2005?
Summary of Public Comments
•
•
•
•
•
•
•
•
•
•
•

Significant population growth and development, perceived as uncontrolled
Loss of rural character and “small-town feel”
A growing seasonal population and an increase in households shifting from seasonal visitors to yearround residents of Wells
Increased housing costs and reduction in affordable homes for local population
Increase in short term rental properties (Air B&B, VRBO, etc.)
Increased traffic volume, congestion, and associated safety issues
Improved Town facilities (police, fire, etc.)
An increase of conserved land, but also loss of open space as well
Less opportunities for younger population, increase in residents working out of town
Increase in broadband services used (cell phone use higher, seasonal variations in service, etc.)
Development has increased along commercial corridors which threatens dark skies and natural
resources

Raw Comments
• Deforestation -> loss of wildlife habitat -> decreased air quality ->more noise (highway)
• Aggressive uncontrolled development
• Existing rules not being followed
• 3-season communities
• Increased use and runoff of toxic lawn and garden care and use of rodent poison
• Lack of affordable housing
• Infrastructure strain
• Internet
• Cell service
• Police/fire
• Well water quality decreased
• Water table decrease
• Lack of accountability
• Permitting, no liability, no follow up
• A population explosion
• More full-time residents
• More kids
• More traffic (route 1)
2

•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Better fire and police and EMS
Better schools
Maintained low taxes compared to other towns and cities
Great community park
Construction
Growth – population – seasonal and year-round – seasonal staying longer
Housing costs – beyond what a family can afford
Local kids cannot afford to live here
More people are working out of town (percentage wise)
Size of houses at beach have grown bigger and bigger
Traffic is worse than ever
Unlimited growth and developments (Hobbs Farm Road)
Loss of rural character (ex is route 1)
Loss of small-town feel
Lots more traffic
Loss of natural habitat
Many more private roads
More protected green space
Improved fire/police station/library
Population growth
Expensive housing
Increased traffic
Cluster zoning
Prior to 2005, certain land was not buildable (wetlands)
Too many condos – rules have changed?
Density
Air B and B
Cell phones use
Limit building permits
Too much development
Traffic
Effect on water table – wells
Speed limit should be increased
Be proactive rather than reactive
Drones, ordinances, restrictions
Significant growth
Lack of opportunity for young people
Increased traffic flow
New fire department building (police)
More conserved land
Loss of small-town character
Cell phone capacity
The rural area has been changed due to a large amount of subdivision development
Affordable housing to younger population is disappearing.
Uncontrolled growth
Increased traffic on route 1
Seen a lot of growth, too much too fast in my opinion. But I never hear anything about sustainability.
3

How do we sustain the larger community hat wasn’t designed for it?
Great increase in three season and four-season homes. Great improvements in the schools. Improvements
to the police and fire services. Improvement of the highway garage. More businesses on Route 9 – N.
Berwick. Lots of traffic and traffic violations.
Development in rural areas, new high school, some intersections have become more dangerous with
increased traffic (9a and 109)
Growth and lack of opportunity for young people
Significant growth, congestion and negative traffic flow impacts
Less opportunity for young people
More conserved land
Seasonal owners are staying longer and building bigger homes, housing costs are going up and beyond
capability of local residents to afford
More people working out of town
Demand for school services has not grown – older population represents seasonal population
Too many condos and subdivisions have been built
Wetlands are more developable now
Air bnb, VRBO, etc. – changing dynamics of community
Cell phone use has risen – capacity and cell service still an issue
Broadband service is bad in summer
Town roads not designed to accommodate high volume of traffic
Increased traffic violations
Lot size for a new home – keep it bigger to preserve rural character
Well water not as good of quality
Stormwater runoff – no current regulations

•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

How Do These Changes Inform Our Land Use Planning In The Future?
Summary of Public Comments
•
•
•
•
•
•
•
•
•
•

Protect and preserve the natural environment through ordinances and conservation (dark sky, water,
air, habitat, etc.).
Enforce traffic and infrastructure/service assessment prior to building/development approvals.
Increase enforcement and accountability of land use regulations in Wells.
Evaluate the cluster subdivision provision. Public perception of this subdivision is mixed, and many
do not think its intent matches the reality.
Limit how much more development and building can occur in Wells.
Consider architectural guidelines to preserve aesthetic and character of Wells.
Invest in town-wide traffic studies and improvements at key locations to alleviate congestion and
safety issues
Consider land use tools that will help Wells control growth, such as transfer of development rights,
real estate user fees, and lot size restrictions.
Create more bike friendly streets and expand sidewalk network.
Limit new housing able to be built annually and consider affordable housing mandates.

Raw Comments
• Adopt laws/regulations about lawn care/property care such as toxic chemicals, herbicides/insecticides/
pesticides (bugs, rodents which kills wildlife and pollutes)
4

•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Protect and preserve environment – TREES!
Noise ordinance enforcement
Protect wetlands – review building, rules, etc.
Review permitting and make accountable
Keep vision of small-town quality
Traffic and infrastructure assessment prior to building approval
Consider quality of life for all – clean air and water
Protect dark sky
Protect water table/marsh/ocean – not golf course!
Cluster subdivision – benefits: recreation, walking trails, wildlife, more conservation
Growth ordinance – limit how much building can be done
Increase actual lot size in cluster zoning areas
Development to development – need to coordinate one development to next – cluster
to cluster
Architectural styles could be set
Commercial ownership of seasonal homes
Limit – non-owner-occupied single-family homes
Is there a limit on building permits? Need limit, planned growth
Are there regulations on chemicals for lawns?
Continue to conserve land
Traffic – lower speed limits – enforce it
If we want to look like a small town (or something else) our ordinance should reflect this – eliminate
cluster development
Let’s try and keep tourism – family friendly, clean, Maine like
Limit condos or end condo development – make rules to keep condos seasonal
Moratorium on how many new housing can be built each year
Comprehensive examination of subdivision rather than piecemeal approach
User fees to control growth (Nantucket)
Real estate transfer fee
Affordable housing mandates
Transfer of development rights – town center
Stop building on wetlands
Restrictions in lot sizes – zoning restrictions, including conservation
Traffic study
Restrictions on investment properties
Look for comparisons with other areas – cities, towns, that went through/are going through these
changes
A study regarding democratic changes
A release of current ordinances to all residents
Bike lane on route 1 unless It intersects route 109 – if you have ever biked route 1 south and tried to get
across that intersection, you’ll understand!
Chapel road extension review
Leave the sewer and water east of I-95
Add incinerator to transfer station for wells use only
Add to the existing sidewalks
Continue to conserve property
Would like to see energy efficiency in future housing required
5

•
•
•
•
•
•
•

Regional approach with other towns regarding growth
Transfer of development rights in rural areas to restrict future growth
Affordable housing to attract younger population
Real estate transfer fee
User fees to control growth
Comprehensive examinations of subdivisions
We need to slow down and look at the big picture. We live in a rural community – itsnimportant to
preserve and protect that way of life.
Limit building permits (we did this before) - too many developments
Phone signal weak in Wells
Make walkable shops in town center
Address dangerous intersections – 109 and 9a needs a light
Reduce speeding on rural roads
What to do about abandoned properties?
Most important what I want to see is to protect the environment – these are highly desirable, and we
need to protect these resources – dark sky, wildlife habitat, clean water
Route 1 and 109 and Harbor Road – horrendous combination! Re-work lanes so Route 1 south is not
the same lane as a left-hand turn onto Harbor Road. Add a foot bridge at the intersection of Route 1 and
109 so pedestrians can safely get to the library, schools, and strip mall with the IGA.
Minimum lot sizes – sounds good for new developments and higher oversight on these to avoid issues
and create a more thoughtful development process
Understand how the ordinances are written now and what’s not compatible with vision
My biggest concern is with “open space”, an animal created by the code, being removed from the tax
rolls. Any benefits to the town can be accomplished using easements. As both Reggie Chase and Peter
Moody have said “the town should not be in the land business”. – Dennis Hardy
Since this process will take 3-4 years, what can be done in the meantime to control growth? In another
3-4 years, thing might be really out of control!
When is enough enough?

•
•
•
•
•
•
•
•
•
•
•
•
•

Does The 2005 Vision Still Reflect Where Wells Is Headed?
Summary of Public Comments
•
•
•
•

While there were a mix of answers to this question, the majority were “no”.
Many wished Wells retained these qualities but see the small-town character having disappeared
in town. Noted a few times, an increase in commercial and housing development and increased
population growth has already changed the character of the town.
Some noted that there were aspects of the vision they thought resonated for the 2022 vision,
especially the protection of open space and ecological services.
Some said that the 2005 vision is still worth working towards, but the implementation needs to have
actions that achieve this vision.

Raw Comments
• I see the beach area and seacoast and adjacent marine estuary areas not being preserved
• It would be nice to have bicycle paths
• Glad to see the transportation center
• Village center may not work - It may not fit now. BUT – regulate what can be built on Route 1 or have
6

•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

a standard color palette so there can be continuity on route 1 (i.e., historic districts require use of a color
palette)
Not really – small town goal has been lost, rural area has been lost – progress on some, slipped on others
Not really – the village or small-town feel is lost. If we can stay with a vision on “village center” we could
develop a downtown which I think is missing.
I don’t see Wells in the way that is show in the vision statement from 2005. I have to think hard to find
historic buildings in Wells.
Wells is increasingly less “small town” and “community” in feel. Wells, like much of coastal Maine, is
moving toward greater commercialization.
Overall no – yes in reference to conserved land and wildlife habitat
Yes in reference to “beach areas with neighborhoods and village centers” and “open space and natural
ecologically critical areas” – transportation center is a good start –central area is still ugly and needs more
work – protect dark skies
No
Neon signs on Route 1 are awful and not in line with small-town character – they are ugly and blinding
for drivers. Wildlife is losing out. Can we cohabit so it is a win-win environment? Yards to include
wildlife habitat, native plants, no toxins?
Too late for small town vision – no
I wish the 2005 vision still held true
No. So much new construction that looks nothing like a small town, New England colonial style place.
Aggressive growth/construction is quickly making Wells a medium sized town.
What happened to all our wetlands? Used to be preserved
No - current development practices are not supportive or consistent with this vision.
What have we preserved? Are there corridors of green space created by cluster development?
No. It’s where we should be headed, but we’re not.
No. We need changes in growth and seasonal uses.
No. It still fits but has not been acted upon. Improved central area – still a good idea, but no action.
Largely, yes.
It does not appear that the 6 points outlined below the vision statement were enacted upon.
Apparently not.
No but I would like it to.
No. Great loss of historic buildings, farmland, and the cottagey feel at the beaches is lost. Massive
overbuilt homes are wrecking the aesthetic feel of the town.
No
I’m not so sure of this
It does not
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If Not, What Is Missing From The 2005 Vision Statement Or No Longer
Fits?
Summary of Public Comments
•
•
•
•
•
•
•
•
•

Housing crisis and housing affordability
Sustainability of Wells’ population growth compared to demand and capacity of services and
infrastructure
A re-framing of Wells character into the future that is attainable – some think that
Wells is not a traditional rural seacoast community anymore.
Limits to development and growth.
More environmental protection.
Improvement of what was referred to in the 2005 vision as the “central area” (many resonated with
village center more).
Climate change
More strategic and doable associated implementation actions to achieve the vision

Raw Comments
• Call central area town center instead
• Need to manage growth a bit better, manage building permits a bit better, enhance commercial areas and
continue to expand infrastructure with control
• We are not a traditional rural seacoast community. Certainly not small-town character except perhaps in
February and March.
• Consideration for general housing crisis and housing affordability
• Less development and more protection for environment
• The “central area” needs to include mature trees, not pavement exclusively. More of a nature park – I’m
thinking of the new “park” at the corner of Mile Road and Route 1 by Irving Station – has been clear
cut.
• Too many trailer parks have been allowed
• Let’s get back to retaining small-town character. Wells is sacrificing quality of life with over building, not
using existing buildings, and loss of New England character.
• It’s a good question – I think we need to address at what point does population growth/demand for
resources exceed over infrastructure/traffic flow capacity/natural resources, etc.?
• When is enough, enough? There needs to be a hold on development to see where we are.
• Sidewalks?
• Vision statement is good – associated implementation supports are missing.
• Too many condos and houses being built. Limit how many can be built each year.
• Limits to growth.
• Rural – still a good idea, again, actions have not supported it.
• Still fits. Town has done a reasonably good job with this. Little to no action though.
• The “small town” concept may no longer apply as a realistic image or vision. Needs some other “image”.
• The vision does not include aggressive climate change measures by enacting policies and practices to
reduce our carbon emissions and to build out resilience to deal with the coming changes.
• An overall comprehensive oversight of future development.
• Our infrastructure has outgrown its capacity in the summer months.
• Disregard for quality of life for full time residents – traffic congestion, overload on public services
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•
•
•
•

Population growth/issues
More bike friendly roads, bike paths, and hiking trails
Limit population growth
Address more street lighting and prioritize dark sky and limit exterior lighting

How Should The 2022 Vision Statement Change?
Summary of Public Comments
•
•
•
•
•
•
•

Reference tangible tools, policies, and regulations that should be considered to control growth in
Wells.
Focus on traffic flow, patterns, and issues.
Improve the central area/village center, as many have issues with this area including traffic pattern,
development pattern, overall aesthetic, signs, and others.
Analyze impacts on infrastructure, services, etc. more thoroughly before approving development
proposals.
Conserve more land and make Wells more walk/bike friendly.
Upgrade infrastructure to accommodate influx of residents.
A broad plan to balance new development with increased land protection.

Raw Comments
• Did well on town center – more to do – well on transport center. Missed mark on small town
character, village centers, and rural areas not protected
• Add inclusive to vision statement
• Utilize sound zoning changes to control growth, need affordable housing for working families,
forcing folks out, think about accessory dwelling units to help with affordable housing
• It would be nice to be what the 2005 vision statement refers to but we are not.
• More protection for environment and less development
• We need native plants, dark sky preservation, and making sure golf courses consider wildlife habitat,
avoiding chemicals and toxic substances, and using native plants to landscape
• Dark sky enhancement and protection – lighting can be used/altered to protect the sky
• Focus on traffic and ease travel.
• Analyze impacts more thoroughly before allowing building population growth (infrastructure,
environment, economic)
• There really is no “improved central area”
• Supporting ordinances are not in line with this vision
• Limit new housing. No more cluster zoning. I don’t believe the developer who spoke. I believe cluster
zoning benefits him. What about people who want 2 or 3 acres? Do they not count?
• Conserve more land, alternative energy sources, prevent climate change
• Global warming issues must inform every concept and ordinance. See WEAC proposal.
• Wider roads with bike paths and walking lanes.
• A broad plan for growth that reflects the wishes of the Wells community. Enact some form of real
estate transfer fees that could be used to fund more conservation land and affordable housing.
• Plan to upgrade infrastructure to accommodate increased year-round and summer population.
• Restrict number of new homes per year – restrict new condos
• Restrict campgrounds, trailer parks, more signs. Control height limits.
• I think the plan is good but needs to be followed.
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Community Forum #2 and Alternative Survey
November 10, 2021

On November 10, 2021, the Town of
Wells held their second community
forum for the Comprehensive Plan
update project. The purpose of the
forum was to share current information
and data on Wells with the public,
and to learn more about community
member’s perspectives, thoughts, and
feedback are on the future growth of
Wells over the next ten to twenty years.
After a brief presentation on the
background of the project, participants
visited stations by topic to provide
feedback that will inform the creation of the 2022 Comprehensive Plan. These topics included:
•
•
•
•
•
•
•
•
•

Demographics and Economy
Transportation
Critical Natural Resources
Freshwater Resources
Marine Resources
Housing
Historic and Cultural Resources
Public Facilities and Services
Land Use

Additionally, an alternative online survey tool was presented to the wider community to increase
participation and provide an option to those who were unable to attend the Community Forum.
Approximately 345 responses were submitted through the online tool and 100 people were recorded as
attending the the forum. The graph above indicates the breakout of residents by year-round vs. seasonal
who participated.
The summary of results from both the survey and the forum are included in this document. They are
broken out by topic and include highlights and main takeaways for each of the questions the public was
asked to consider.

10

Demographics and Economy
Main Takeaways - Community Forum #2 and Alternative Survey
What do you feel is the most significant need of Wells community members or economic opportunity
in the community?
•
•
•
•

•
•
•
•

Increased affordable housing options, especially for low-income individuals/families, workers, and
seniors.
Planning for population growth and increased development. Comments referenced reducing
development, slowing the rate of housing being built in town, enhanced control on growth, and
increasing open space and natural resource protection.
Diversifying the local economy, increasing year-round job opportunities, and expanding job
opportunities that pay higher wages.
Better traffic control and management (especially on Route 1), more walkable streets with safer bicycle
facilities, public transit options, and better parking (such as at the beaches). Investing in road repair and
improvements to maintain transportation infrastructure. A few comments noted they’d like to see less
private roads in town due to the aging condition of these roads.
Keep local taxes low.
More recreational activities and spaces (such as a mountain biking pump track, skate park, etc.).
Increasing small businesses and creating a “Downtown” environment. Exploring programs like first year
business incentives and start up services for entrepreneurs. Ensuring business growth and character of
development is compatible with Wells’ New England community aesthetic and character.
Planning for climate change and maintaining Wells’ waterfront.

Are there policies or initiatives that Wells could pursue to increase the number of young families in
Town?
•
•
•
•
•
•

Responses were mixed as to whether a growth of young families is desired in Wells - some respondents
noted that there is already too much population growth in Wells and that an increase of families will
increase costs related to education, infrastructure, housing, etc.
Increasing affordable housing and addressing the town’s high living costs, was the most common answer.
Increasing high quality, year-round and non-tourism based job opportunities and creating a Downtown
with small businesses and spaces for people to gather, socialize, and meet.
Improve options for childcare, offer more recreation programming, and create more opportunities for
intergenerational activities and events.
Promote an inclusive environment, tight knit neighborhoods, and the quality of Wells’ school system.
Improve public infrastructure - broadband, solar, utilities, roads, etc.

Are there policies or initiatives that Wells could pursue to support older residents?
•
•
•
•
•

Weekly food drops, meals on wheels, etc.
More delivery services - library, food and pharmacy, friendly visitors
More volunteers to help provide senior services. Have volunteers check in on seniors, ask their needs,
offer companion time. Recruit elders to check in on other elders, provide Q&A services to other elders,
Transportation/rides for seniors who don’t drive to access essential services like pharmacy and grocery
stores, senior center, train station, etc.
Planned senior activities that are free, classes, etc.
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•
•
•
•
•
•
•
•

More affordable housing seniors.
Help older residents repair their houses so they can safely live in them. Increase access to home care
services for seniors, allowing them to age in place.
Tailor property taxes to reduce burden on seniors. Consider tax control/property tax relief for 65+
residents
Continue to support urgent care, emergency services, and other healthcare services.
Create more walkable community.
Offer seniors free beach passes
Create safer roads.
More communication materials/website listing current resources available to the older population

If you moved to Wells in the last 10 years, what are the top three reasons?
•

Common reasons stated by respondents include:
• Beach town/lifestyle, small town feel, coastal character, friendly atmosphere, quiet community
(however some said that this small town feel is changing with the increasing development)
• Location, by ocean and major highways, major cities and airports, etc.
• Proximity to coast, beaches, and outdoor activities, scenic beauty, natural resources
• Low taxes, quality of life, good schools, shopping/restaurants, social services, community activities

What ideas do you have for supporting the existing businesses in Wells and/or recruiting new
businesses?
•

•

•

•

Promote Wells’ local businesses with programs such as:
• Highlighting a business weekly on the town’s social media pages to promote local entrepreneurs,
services they offer, etc.
• More “shop local/stay local” events and campaigns to encourage Wells residents to buy and consume
local goods (such as a week long festival celebrating local restaurants, artisans, and shops).
• Offering resident discounts to drive more locals supporting locals.
• Enhanced connection with the chamber of commerce.
Support economic diversity and diverse businesses in Wells that are compatible with the town’s character.
• Explore and promote grant programs to help new businesses with start up costs.
• A Master Plan for the Route One corridor to demonstrate a long-term vision for the commercial
center of the town.
• Develop a cohesive downtown/town center that has sidewalks, small businesses/shops.
• Improve the aesthetics of the town’s commercial areas with expanded sidewalks, bike connections
through town, nicer street lights, more landscaping, less digital signage.
• Provide opportunities for year-round business development and growth.
Support existing businesses by attracting more workers. Reach out to local high school and community
college to help with staffing shortages and give students incentives for advancement, good paying jobs,
etc. Initiate a youth job program. Provide training and career building services to students to fill local
jobs.
Improve traffic flow and congestion. Expand trolley use.
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Transportation
Main Takeaways - Community Forum #2 and Alternative Survey
What specific improvements to US Route 1 in Wells do you feel are needed most?
•

•

•
•

Beautification of Route 1:
• Enhance the highway commercial corridor aesthetic of Route 1.
• Create an intentional and attractive village center on Route 1 (or another appropriate place).
• Define architectural styles and standards. Require landscaped areas.
Reduce traffic congestion and improve traffic safety and flow. Some desired improvements noted by
individuals include:
• Create a plan for better traffic flow and easier access on Route 1 from adjoining roads.
• Better coordination of the timing of traffic lights on Route 1.
• Widen Route 1 to add turning lanes or create alternative routes for residents.
• Add traffic lights at high crash locations (such as at Chapel Rd exit onto Route 1 and at the
intersection of Routes 1 and 9 in northeast Wells.).
• Redesign or improve unsafe or inefficient intersections (such as Cumberland Farms and Police Station
intersection, Route 109, Rte 1, Harbor Rd intersection, and the Hannaford intersection).
• Add more directional signage on roads like Route 1 explaining to drivers turning lanes, etc.
• Add a bypass and exit off the Turnpike to Ogunquit.
Create more opportunities for safe, efficient bicycle and pedestrian travel on Route 1.
• Create bike lanes or widen shoulders to allow for safer bicycle travel.
• Add sidewalks or pedestrian walkways on Route 1, but ideally both, sides of Route 1.
Limit growth and development on Route 1.
• Population growth and perceived uncontrolled development on Route 1 has resulted in an increase of
traffic issues and frustration of the public, especially local residents.

How would you like your local trips within Wells to be different in the future? This may include
roadway changes and/or changes in transportation mode.
•

•
•

Improve pedestrian and bicyclist safety and increase pedestrian and bicycle facilities.
• Construct a dedicated bike path to the beach. Add bike lanes to all high traffic roads.
• Calm traffic by controlling speeding.
• Add sidewalks on major roadways and on highly used arterial roadways (Tatnic Road, Old County
Road, etc.).
Create more public transportation.
• Expand trolley service and improve communication materials on services.
• Consider electric buses/vehicles.
Improve traffic flow and safety.
• Adjust traffic lights on Route 1 and other key roadways.
• Develop an overall traffic management plan for the town.
• Reduce traffic on Route 1.
• More passing lanes on rt 1 with better signage for turning lanes
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Are there any areas of Wells that are especially underserved by transportation infrastructure (roads,
public transit, sidewalks, bicycle facilities, etc.) that need to be addressed in the near future?
Pedestrians and bicyclists are underserved in most of Wells.
• There is a need for more bicycle and pedestrian facilities throughout town.
• Sidewalk needs were referenced on a number of roads including Chapel, Eldredge, Bourne, Furbish,
Drakes Island road, Coles hill road, and Tatnic Rd..
• Many people feel dangerous walking or biking on high speed roads with limited facilities, such as 9B,
Route 109, Route 1, Atlantic, and Webhannet. Traffic speed and flow need control and management.
• Consider widening shoulders where sidewalks are not feasible.
• Consider other supporting transportation infrastructure including:
• Bike racks
• Electric Vehicle charging stations
• The town’s public transportation could be expanded to better serve all areas of town.
• Expand trolley service or create a public bus system.
• Consider recruiting private transportation services to supplement resident needs such as enhanced
Lyft/Uber services and private taxi services.
What transportation improvements would better connect the Transportation Center to other areas of
the community?
•
•

Many respondents noted that Wells should create a shuttle/bus service to the Transportation Center that
connects Wells plaza, Wells harbor, the beaches, etc.
Create a bike route and walking route on route 1 to the Transportation Center.

The roadway network is under threat from sea-level rise and flooding. How should the community
work to address this?
•
•
•
•
•
•
•

Limit over-development and restrict building in areas that are most at risk along major roadways.
Restrict new construction on abutting marsh land.
Construct, reinforce, and raise seawalls to protect roadways. Raise roadways like Mile Road, Furnish, and
Bourne. Create an improved dike system to direct ocean over flow into marsh and not into puddles.
Make improvements to most vulnerable, highly traveled roads first.
Increase green stormwater infrastructure along major roads that are vulnerable to sea level rise. Increase
planting of native vegetation. Apply for state and federal funding for infrastructure improvements to
roadways (ex. seawalls).
Encourage low carbon emission transportation modes including bicycling, public transit, etc.
Advise homeowners to raise their homes.
Conduct a comprehensive study and long-range climate action plan that includes identifying roads that
could be cost effectively raised and roads that should be abandoned.

What are other issues and opportunities related to transportation are you aware of?
•
•

Expand public transportation options and systems in Wells.
Actively plan and create solutions for traffic issues in Wells. Conduct coordinated traffic studies and
create corresponding traffic management plans to address traffic flow, congestion, speeding, addition of
traffic lights, pedestrian and bicycle travel, public transit, traffic calming, etc. on key roadways in the
community.
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Critical Natural Resources
Main Takeaways - Community Forum #2 and Alternative Survey
What natural resources need further protection in Wells?
•
•

•

Many respondents noted that all natural resources in town needed more conservation and natural
resource protection.
Specific natural resources mentioned include:
• Beaches, marsh, and coastline
• Rivers and wetlands including freshwater wetlands, saltwater wetlands, and vernal pools
• Forested areas
• Wildlife habitat, endangered species, and more common wildlife like migrating water birds,
bears, coyote, deer, etc.
• Dark skies
• Groundwater, wells/aquifers, drinking water
• Farmland/open fields
Some threats respondents noted that influence the need for further resource protection include:
• Population growth - increasing population is fueling more development and impacting recreation
areas by increasing public usage of resources
• Over-development - increasing development throughout town causing fragmentation of open
space, haphazard tree removal, threatening drinking water quality, building on wetland habitat/
land with hydric soils, etc.
• Climate change and sea level rise - coastal development, removal of wetlands

What geographic areas need further protection or conservation in Wells (i.e., coast, inland, etc.)?
•
•

Many respondents noted that all areas of town needed more conservation and natural resource
protection. Some noted that the remaining undeveloped open space should be preserved.
Some specific areas noted include:
• Coastal (harbor, marsh, seawalls, fisheries) and inland areas (forests, fields, rivers)
• Upland forested areas
• West of Route 1
• Important habitat
• Areas vulnerable to climate change and unrestricted development

Are there any recreation opportunities or infrastructure that can be created within or adjacent to Well’s
natural resource areas?
•
•
•
•
•

Create a well-connected walking, hiking, and bicycling network that connects key areas in Wells, the
Eastern Trail, etc. Create more trails for cross country skiing and other winter activities. Consider
constructing more paved bike paths.
Create more areas for kayaking and water-based activities.
Consider new recreation facilities such as an ice skating rink, dog parks, multi-use parks, and pickleball
courts.
Limit public and recreational access in environmentally sensitive areas.
Publicize existing outdoor recreation opportunities.
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•

Encourage volunteer stewardship including clean up days, etc.

Given the predictions for sea level rise, storm surges, and groundwater rise, how should Wells protect
its natural resources?
•
•
•
•
•

•
•
•

Limiting building and clearing of natural areas. Conserve more land.
Restrict new coastal development. Some say restrict redevelopment of the coastline. Protect beach
property. Address jetty damage and beach erosion. Protect seawalls.
Advise professionals and develop partnerships with natural resource and conservation groups.
Encourage smart design of parking lots (minimize pavement, add stormwater infiltration, etc.). Raise
roads to protect infrastructure from sea level rise and flooding.
Encourage open space protection in subdivision design and when approving new developments. There
are mixed opinions on the use of conservation subdivisions as an open space protection mechanism
(some think its changing the character of the town, others think its a way to preserve larger open space
areas).
Develop a long range comprehensive plan to address and mitigate the effects of climate change.
Reduce the use of toxic lawn chemicals.
Develop more public education campaigns to communicate climate change and associated local impacts
to the community.

How can the Town best preserve the characteristics it values related to beach and coastal access while
also protecting residents and visitors from flooding?
•
•
•
•
•

Retain New England charm and preserve family beach atmosphere. Limit coastal development including
high rise buildings, hotels, condos, etc. Limit the size of new and redeveloped buildings by requiring
same footprint as previous structure. Require stilts for all new construction.
Address traffic speed, volume, and traffic flow on Webhannet and Atlantic. Reduce vehicle use and
increase bicycle and pedestrian access. Increase green space along roads.
Public education on impacts of pollution and over-development.
Protect development and roads from flooding through sea walls and other infrastructure, limiting new
development, and preserving wetland buffers.
Some respondents questioned what the Town of Wells truly values - tourism? growth? Many want to see
natural resource protection included in its list of values.

What other issues and opportunities related to natural resources are you aware of?
•

•
•
•

Among respondents, there is a focus in many of the comments on the negative impacts of growth and
increasing development in the community on natural resource quality (both on the coast and inland).
Many would like to see development plans have a stronger consideration for habitat, endangered
species, level of tree removal, impact on wetlands, etc. Some respondents noted that they’d like to see
more developers held accountable for negative environmental impacts associated with building. Some
respondents noted that overbuilding is adversely impacting wildlife habitat and plant communities.
Some respondents emphasized include climate change, and sustainability goals across the updated
comprehensive plan.
Others noted the importance of enhanced stewardship and public education on the importance of the
town’s natural resources.
Others would like to see Wells partner and promote organizations like Laudholm Farm, Great Works
Land trust, Rachel Carson Refuge, etc.
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Freshwater Resources
Main Takeaways - Community Forum #2 and Alternative Survey
What freshwater resources need further protection in Wells?
•
•

Many respondents noted that all freshwater resources in town needed further protection. Some
respondents think that state agencies are doing a sufficient enough job at protecting water resources.
Specific freshwater resources mentioned include:
• Freshwater wetlands including vernal pools, bogs, etc.
• Streams and rivers including Branch Brook, Ogunquit River, and Webhannet River
• Ponds and lakes
• Threatened areas identified on map
• Watershed

Does the public have sufficient access to surface water resources in Wells for recreation such as boating,
fishing, and swimming?
•

This question had mixed responses. Issues that arose in comments included:
• Many think Wells has sufficient access to surface waters for recreation and some note that there is
too much access.
• Some said no, improvements are needed such as:
• Evaluating and lifting Moody Beach restrictions
• Improved kayak access and public boat launches
• Enhanced parking at beaches, especially for residents
• Some said that public recreation should be limited in key areas due to pollution, littering, etc.

Are there any recreation opportunities or infrastructure that can be created within or adjacent to Well’s
natural resource areas?
•
•

Some respondents said no, that they would like to see access limited and water resources/water quality
preserved. Some said there are already many recreation resources in Wells.
Some respondents noted recreation opportunities/infrastructure such as:
• Bike and walking trails.
• Consider a town swimming/recreation center, golf course, pickleball courts.
• Improve access for fishing.
• Boating house for kayaks and canoes.
• Enhanced handicap accessibility of beaches.
• Better parking.
• Increase water-based recreational businesses.

Could the Town of Wells do anything differently to manage the town’s ground and surface water
resources?
•
•
•

Limit development and construction around water resources. Protect Wells’ water resources.
Some respondents noted that they’d like to see less cluster subdivision developments and larger lot sizes.
Specific management activities referenced include:
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•
•
•
•
•
•
•

Repair harbor jetties.
Reduce toxic chemical use on lawns.
Restrict dumping.
Encourage well testing.
Keep the beaches clean.
Ensure comprehensive plan considers water and wastewater impacts of population growth and
development.
Public education on water resources and water quality.

What other issues and opportunities related to water resources are you aware of?
•
•
•
•
•
•

Consider planting for wildlife and increasing native vegetation in town. Town land can be a model for
this.
Promote inland water based recreation activities to tourists as an alternative to the beach.
Monitor new subdivisions in regards to well water quality.
Consider expanding town water services and infrastructure.
Restrict development occurring in wetland areas.
Evaluate how the town can keep up with future demand for fresh water.

18

Marine Resources
Main Takeaways - Community Forum #2 and Alternative Survey
What marine resources in Wells need further protection?
•
•

Many respondents noted that all marine resources in town needed further protection.
Specific marine resources mentioned include:
• Marshes, estuaries, coastal inlets
• Beaches (especially from flooding, storms, erosion)
• Harbor
• Dunes
• Coastal residences
• Fishing areas
• Ocean wildlife

Could the Town of Wells do anything to improve public access to the Town’s beaches?
•
•

Many respondents said no, highlighting that public access should be limited due to overcrowding,
treatment of natural resources, etc. Some said there are simply enough public access points already.
Some respondents said yes and noted improvements such as:
• Making the stairs safer at Wells Beach
• Regular cleaning of ramps
• Transportation for seniors to access beaches
• More beach shuttling options
• More inviting and handicap accessible access points
• Sidewalks along Mile Road
• Better bike access to beaches
• Traffic control on Atlantic and Webhannet
• More parking close to beaches, especially for residents
• Overturn Moody Beach restrictions
• More trash collection, beach clean up, etc.

Are there any recreation opportunities or infrastructure that can be created within or adjacent to Well’s
marine resources areas??
•
•

Many respondents said no, that they would like to see public access and new recreation infrastructure
limited.
Some respondents noted desired recreation opportunities/infrastructure such as:
• Non-motor activities
• Activities at the harbor
• Hiking and biking
• Boardwalks
• Children’s programs focusing on clamming, fishing, sailing, etc.
• More amenities including restrooms, parking, and bike racks
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Given the predictions for climate change impacts (sea level rise, storm surges, and groundwater rise),
how should Wells protect its marine resources?
•
•
•
•
•
•
•

Reduce pollution impacting marine resources.
Consult professionals, scientists, etc.
Limit coastal development and building.
Control erosion.
Improve seawalls.
Reduce carbon footprint in Wells.
Develop a climate change plan.

How should Wells plan to protect and adapt the town’s recreation and tourism industries that rely on
the town’s beaches and coast that will likely be impacted by future sea level rise?
•
•
•
•
•
•
•
•
•
•
•

Limit coastal development and building.
Establish “dos and don’t” for tourists visiting beach and promote/enforce rules.
Prioritize main roads and buildings.
Higher boardwalks and piers.
Erosion control.
Encourage public transportation.
Public education.
Expand outdoor recreation.
Diversify economy.
Preserve the harbor.
Monitor the beaches.
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Housing
Main Takeaways - Community Forum #2 and Alternative Survey
What type of housing unit do you live in currently?
•

Most respondents indicated they lived in a single family home. A few mentioned condo, cottage, and
multi-family.

How feasible do you think it is for first time home buyers to find an affordable home to purchase in
Wells?
•
•
•

Many respondents said that it was either NOT feasible or incredibly challenging, with housing costs
being so high in the current market and the impact that out-of-staters moving to Wells had on the
housing market.
Some respondents said west of Route 1 was more affordable than other parts of town.
Some said that it depends on your income. Others say it’s more feasible if you’re an out of stater looking
to relocate.

How feasible will it be for seniors to remain in Wells as they age?
•
•

•

Answers were mixed to this question. Some noted that it is feasible, while some noted that it’s
challenging.
Some respondents thought it was LESS feasible unless:
• Public transportation were expanded
• Taxes were kept low and seniors were provided tax relief
• Their level of income allowed for retirement savings
• Their house was already paid off
• How close they are to family or a support network
• Their health was overall, good
Other issues noted included a need for more senior services, at home health care services, housing
assistance, more medical care options, and more walkable areas.

What housing issues related to the larger seasonal population need further attention?
•
•
•
•
•
•
•

Impacts of Air BnBs on residential neighborhoods.
Traffic volume and speeds on Route 1, Atlantic, and Webhannet Road, especially during summer
months.
Impacts on town services, including police and fire.
Limited year-round rentals and limited housing for seasonal employees. Balance housing development
more evenly between seasonal vs. year round units. Slow/limit new seasonal housing development such as
campgrounds, RV parks, seasonal condos, etc.
Limited affordable housing for workers, seniors, and low income individuals/families.
Town’s ability to provide infrastructure at high rate of housing development and growth that is
happening.
Seasonal residents and population bring in tax revenue.
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•

Build high quality, durable, long-lasting units that are energy efficient.

What other issues and opportunities related to housing are you aware of?
•
•
•
•
•

Create a diverse array of housing stock in town ranging from affordable rentals, starter homes, senior
housing, assisted living, temporary housing for seasonal employees, etc.
There is a general impression of too many seasonal units being built.
There are concerns related to infrastructure investment (roads, traffic control, water/sewer, town services,
etc.) needs increasing with increased building and housing development in town.
Consider sustainability improvements including enhanced walkability, a community solar project, a
community garden, etc.
There are mixed opinions on cluster development and whether respondents want to see more or less of it
in town.
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Historic and Cultural Resources
Main Takeaways - Community Forum #2 and Alternative Survey
What are your top three favorite historic or culturally significant places in Wells?
•

•

Respondents noted a wide range of significant places to them including examples like:
• Laudholm Farm and Wells Reserve
• Rachel Carson National Wildlife Refuge
• Drakes Island Beach
• Cemeteries (such as Oceanview and Drakes Island)
• Harbor Road
• Webhannet Falls
• Buildings and historic sites like the First Congregational Church, Austin Hennessey home, Division
Nine School, Community Hall, Littlefield house, library, Founders Park, Spillers Farm, Gowen Park,
Chase Farm, and the Historical Society
Some respondents indicated that they were unaware of historically significant places in Wells.

To what degree do you think preservation of historically significant structures or land is important?
•

Many respondents indicated that they thought preservation of historically significant structures or land is
important. 74% indicated “very important” and 20% indicated “somewhat important”. The remaining
percentage noted they were “unsure” of how important preservation of historic structures and land is or
said it was not important.

Which of the following impacts does culture and history have in Wells?
•

Respondents were provided answer choices for this questions and were asked to check all that applied
to them. Community identity was noting as having the highest impact for the most individuals (73%
of respondents checked this answer). Civic pride was the second highest selected answer, with 67% of
respondents selecting it. The third highest selected answer was personal enrichment/education, with
63% of respondents selecting this. 47% of respondents noted that tourism was impacted by culture and
history. 39% said the culture and history are fun and a source of enjoyment, and 39% say history and
culture contribute to the economy.

What historic and cultural opportunities would you like to see more of in Wells?
•
•
•
•
•
•
•

More town wide events, like local concerts, clam festival, town fair and more programming at the
Historical Society, Harbor Park, etc.
Enhanced preservation and education about historically significant Native American sites and indigenous
peoples history in Wells. Consider meaningful partnerships with Native American communities.
More preservation of old, historic homes
Development of a historic site tour of Wells
More parks and signage that explains history of forests, farms, etc.
Consider creating a community playhouse, seashore museum, art history display, craft opportunities, etc.
More plaques at existing historic sites
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Public Facilities and Services
Main Takeaways - Community Forum #2 and Alternative Survey
How satisfied are you with the current municipal facilities and services in Wells?
•

•

Many respondents indicated they were satisfied with current municipal facilities and services. Examples
of reasons include:
• High regard for the Wells Public Library, Fire, Police,
• Many appreciate the improvements that have been made to municipal facilities in last few years.
Those that responded they were not satisfied indicated reasons such as:
• Need for recycling improvements, expanded Transfer Station hours. Some expressed an interest in
municipal trash pick up.
• Need more town recreation programming at facilities and senior services. Updated playgrounds, ice
skating rink/facility,
• Need for infrastructure, such as fire and emergency response, to meet future population growth
demands.
• Concern with adequacy of facility sizes with the town’s fast population growth.

Are there specific buildings or services that need further investment in the coming years? If so, what are
they?
•
•
•
•

Many respondents think that growth in Wells is putting a strain on our public services and infrastructure
Many wonder what the impact of population growth and development will be on the facilities,
infrastructure, and services required to meet demands of larger population. What will be the effects on
the water/sewer system, police, fire, schools, etc.?
Regular management and maintenance of infrastructure, including roadways, municipal buildings, etc.
Specific facilities mentioned include:
• Harbor Park
• Transfer Station
• Recreation programs and infrastructure
• Town Hall
• Middle School
• Medical Services
• Senior Center
• Beach facilities

If you are connected to the water and/or sewer lines in Wells, how satisfied are you with these services?
What other issues and opportunities are you aware of related to the water and/or sewer infrastructure
in Wells?
•
•
•

Many respondents indicated that they’re satisfied with their water and sewer services. Some indicated
there is a need to replace aging infrastructure, some desired to see it expanded. Other respondents noted
that its costly to hook up.
Some respondents noted that a plan for sewer and water expansion should be prepared for additional
growth in those areas.
Concerns were expressed about water quality impacts of expansion and continued high rates of
development.
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Land Use
Main Takeaways - Community Forum #2 and Alternative Survey
What aspects of Wells’ character need to be retained as development continues?
•

•

There were a number of respondents that said that Wells lacks a town character and that Wells lost its
small town character as population and development pressures continued. Some say Wells is becoming a
drive through town, others say there is a significant need to slow development to preserve what character
remains.
Aspects of Wells’ character that were noted by some respondents as needing to be retained include
examples like:
• The beaches and the character they offer.
• Charm and authenticity (not just promoting its tourism attributes, but also that its working class,
etc.)
• Considering needs of year round residents first. Balance year round population and tourists.
• Family friendly atmosphere, close knit community, small town coastal feel (though some people feel
this is disappearing), and rural beauty (also, some feel this is disappearing)
• Open space including forests, wetlands, fields, streams, etc.
• Historic buildings, natural environment, small businesses

How should the Town manage future growth over time?
•
•
•
•
•
•
•
•

Limit new development. Slow construction of housing developments and subdivisions. Preserve open
space as part of new development design and planning. Limit seasonal housing development. Restrict
growth in critical natural resource areas. Focus development to specified growth areas.
Create a downtown. Control traffic by beaches and on major roads. Create better walking paths.
Conserve natural resources and undeveloped open space.
Consider a building code/stricter building requirements along Route 1.
There are mixed opinions regarding lot size and clustering houses. Some want to see minimum lot sizes
increased to create more spaced out houses, some want to see density increased with protected open space
around development.
Design biking and walking infrastructure on new roads and connect to other areas of community.
Consider a moratorium, annual building permit limit, or growth ordinance to manage growth if
necessary.
Look at other towns that have successfully managed and slowed growth for guidance.

How might the realities of sea-level rise change the land use pattern and infrastructure investment in
Wells?
•

Significant impacts to the development pattern on the coastline, such as less beach areas and more
flooding, will require action including raising roads, etc. Coastal property owners will be impacted.
Retreat from the coastline/inland migration will become a new reality.

Where should Wells focus its future economic development efforts? What types of businesses and job
opportunities would be most appropriate in these locations?
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•
•
•
•
•
•
•
•
•
•

Fill empty storefronts and vacant, rundown buildings.
Create opportunities for family based tourism and eco-tourism.
Create more year round economic opportunities.
Some think future commercial development should be steered away from Route 1, others say it should
be directed to Route 1 but be significantly improved.
Focus economic development near the Transportation Center and along Route 109
Local businesses, limit commercial chains
Renewable energy developments
Light industrial uses
Walkable town center
Small business incubator or co working space

Where should future housing units be located? And what types of units should they be?
•
•

West of 109, 9, and 95; further away from Route 1, near the center of town
Types of housing units respondents said were needed varied quite a bit, and included example answers
like:
• All types of housing units, except seasonal
• No new housing units are needed
• Year round affordable living for seniors and first time home buyers should be prioritized
• Single family homes on 2-3 acre lots
• Cluster housing
• Town houses or apartments
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Youth Activity
In an effort to engage the younger populations in town about hte future of Wells, feedback was obtained
from Wells’ youth by asking the question “I wish Wells had...”. A summary of responses to this question
are shown below:
•
•
•
•
•
•
•
•
•
•

Teen Center
Swimming pool
Skate Park
Ice Skating Rink
Dog Park
Japanese and Vietnamese restaurants
More trash receptacles
Downtown with shops
An art club
In town paint/craft nights
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Focus Group Sessions
January and February 2022

As part of the outreach phase of the 2022 Comprehensive Plan update project, a series of focus groups were
held in January and February of 2022 on a number of topics. These included:
•
•
•
•

Coastal Issues and Natural Hazards
Open Space and Conservation
Economic Development
Housing

The purpose of these focus groups was to solicit deeper feedback on potential solutions for the community
issues that the Town is looking to plan for in its future. A mix of residents, business owners, and local
officials were identified and invited to participate by Town staff and the Comprehensive Plan Update
Committee based on their background, expertise, and role in the community. The following pages represent
key findings from the focus group sessions and reflect the major points shared by the participants during the
meetings. The focus group sessions were held on zoom and were 1-1.5 hours in length.

Coastal Issues and Natural Hazards Focus Group
The following are major takeaways from the coastal impacts and natural hazards focus group session.
Challenges
• Larger storm/precipitation events have impacts that are seen locally (for example, flooding). Homeowners
at Moody Beach are raising their houses, but some are afraid this is a short term solution.
• There are real financial implications for the Town related to climate change and property taxes on the
coast. If coastal properties are lost Wells will also lose tax income. A large amount of Wells’ tax revenue is
provided by waterfront homes.
• There was an expressed desire to develop a local climate action plan to identify and address issues such as:
• Ocean acidification and it impact on fisheries and tourism
• Ground water changes
• Sea-level rise
• Heavy precipitation, flooding, and groundwater inundation
• Energy, emissions, and renewables
• The need to adapt and mitigate
• It was noted that climate change should be integrated change throughout the Comprehensive Plan, and
municipal staff and boards should be charged/directed to address this issue. However, there was some
questioning as to the level of receptiveness the Town has for integrating climate change and sea level rise
in planning / policy at the town level.
• To increase awareness of flood hazard and sea-level rise impacts in Wells, focus group attendees noted the
importance of engaging the whole community, beyond the coastal areas of the Town, in public education
to promote stewardship of the barrier islands and the beaches.
• The Maine Climate Council has identified goals for climate change planning. It was articulated that the
Town should consider reviewing and adopting these.
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•

•

•

•

•
•

The Southern Maine Climate Ready Coastal Project has a vulnerability assessment that should be a
useful tool for the Town to help them make planning related decisions. A Southern Maine Planning and
Development Commission (SMPDC) study identified two thousand parcels that will impacted by sea
level rise. It was also noted that SMPDC also has a sustainability coordination that is shared between six
communities, which adds capacity to planning for coastal hazard issues.
There is some apprehension that community members are not ready to proactively take on the changes
required to aggressively respond to climate change impacts (especially to take on more radical changes
like coastal retreat). However, there are real costs related to town infrastructure that must be considered.
The Town needs to gear up for these tough conversations related to funding and infrastructure planning.
Some questions the group posed included: What will the town do if they encounter resistance to climate
change planning efforts? How can the town prepare for this? What do these costs look like?
It was noted that increasing the resilience of Wells’ natural resources is an importance climate change
adaptation strategy. The Town should play a role in helping facilitate marsh and beach migration and
should conserve open space adjacent to flood prone areas and adjacent to marsh areas. Consider buy outs
and conversions when possible or needed.
Look into examples of coastal communities that use a land bank. Nantucket, MA is one such example.
Their Land Bank’s revenue is derived from a two percent fee which is levied against most real estate
transfers on the island. This funding is used to acquire and manage land for open space and recreational
uses.
US Fish and Wildlife Service own a significant amount of land in town. Encouraging cooperation and
coordination with this agency would be a good action item for the Comprehensive Plan.
The Town should coordinate their coastal planning with the Refuge and other agencies and organizations
completing this work within Wells boundaries.

Different Sectors
• The immediate impacts of sea level rise are confined to the coastal areas, but access to coastal resources
is something that impacts everyone in town. The loss of beaches, natural areas, and infrastructure that
provides access (roads) are real impacts that will affect a broad spectrum of the community (including
those whose livelihood depends on that access, such as the tourism industry).
• Public works, emergency responders, and public safety services will be stressed due to coastal flooding.
• Engaging homeowners to reduce carbon emissions will be needed to address climate change at the
residential scale, but will impact lower income households differently. Low income homeowners need
to be considered in terms of who gets the financial burden of these potential solutions and programs to
climate issues.
Strategies and Town Role
• Update zoning and land use regulations with a view of 50 years out that are dynamic and flexible so they
can be changed over time to address flood resilience. Use the Tides, Taxes, and New Tactics study of
anticipated flooding/sea level rise impacts to inform action.
• Some coastal residents are only here for a couple of weeks and do not see the storms and impact being
experienced already.
• The Town is not currently communicating the risk of storms to homeowners.
• Lack of a Sustainability Coordinator may be the reason for the lack of additional communication and
coordination. Existing town staff are already too busy.
• Land use regulations the Town should consider including are: requiring homeowners to move utilities
to higher ground to minimize flooding impacts, incorporating techniques that reduce nutrient loading
in waterways and managing stormwater pollution on site to keep marsh ecosystems healthy, setting a
maximum amount of impervious surfaces, and increasing setbacks from water resources.
29

•

There is so much existing residential development already in the coastal areas. For these properties, how
does the Town motivate a homeowner to voluntarily do these types of things?

Financial Impacts
• Grants, and state/federal funds may favor towns with a climate action plan (i.e. infrastructure bill). The
Town needs to show it has “shovel ready” projects as it applies for the funds. Without planning and
action now, the town will be forced to address these issues later and that will be more costly.
• Make sure realtors are communicating flood risk to buyers. Enact a local regulation to require that its
included on the listing (may need attention at the state level). Such a requirement like this exists on
Cape Cod.
• Consider requiring buildings in flood zones to have a maintenance plan that addresses flooding, and
related health and safety hazards.
• If Wells works to migrate homes away from the coast will it be based on the % of damage or another
metric? Are there examples of this elsewhere in Maine?
• Infrastructure maintenance and replacement should be informed by engineering and feasibility studies
that consider all of these issues and guide decision making.
• Work on mutually beneficial sustainability and climate change actions (i.e. financially and
environmentally beneficial). Emphasize creative thinking and problem solving.
Other tools/strategies
• Encourage homeowners to raise and adapt structures on the coast.
• Decide on future municipal infrastructure investments – when will access to coastal property no longer
be feasible?
• Incorporate the recommendations from Tides, taxes, and new tactics study.
• Discourage movement to the coast by restricting the rebuilding of homes if property damages reach a
certain value.
• Local education and outreach is needed. This could include:
• Need a newsletter or weekly update vehicle sharing the impacts being experienced now. (ex: Durham,
NH)
• Use online story maps to visually show how sea level rise will impact Wells.
• Send out communications with the tax bills.
• Engage school children and their families.
• Mount Desert Island – Climate to Thrive initiative is a good model
• Biddeford Climate Task Force - has an active Facebook page that is a good example
• Need additional staff and a committee to help with all of this:
• Outreach and engagement
• Resilience/Sustainability
• Consider ways to connect with homeowners on the coast who are seasonal residents.
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Open Space and Conservation
The following are major takeaways from the open space and conservation focus group session.
•

Wells is unique among other Maine communities in that it utilizes a land bank to set aside funds for
land protection. This mechanism should be highlighted in the critical natural resources inventory in the
Comprehensive Plan.

•

Wells is also unique in that it has a number of partners and organizations in and near Wells dedicated
to conservation including the Conservation Commission, Great Works Land Trust, National Wildlife
Refuge, US Fish and Wildlife Service, and the National Estuarine Reserve. KKW is also a land protection
partner. These partnerships should be maintained and accelerated.

•

Focus group attendees thought that future conservation in Wells should prioritize waterways and
watersheds (i.e. a “landscape” approach to conservation that includes connecting large undeveloped
parcels with green ecological corridors). This has been the conceptual framework used to guide land
conservation in Town. Continue to also prioritize parcels that have unique habitat or species of
importance in future efforts as well. In order to do this the land bank should be highlighted and retained.

•

“We can’t protect everything” - Merriland River, Branch Brook, and Ogunquit River have been and
continue to be conservation priorities. The focus group recommended that the Town focus on building
off the conserved land that already exists and creating continuity in open space.

•

Conservation work has also been emphasizing passive, outdoor recreation in recent years as well.
However, lands should still be pursued for pure ecological value as well.

•

Focus group attendees noted that they would like to see an open space with passive recreation
opportunities within every neighborhood in Wells that is only a bike ride away.

•

Branch Brook Watershed Coalition is a multi-town effort and an entity made up of representatives of
various conservation groups working to protect land on either side of the Branch Brook; significant land
that protects groundwater supply. KK&W is also a conservation partner and member of the coalition.

•

While 17% of the land is conserved in Wells, only 13.5% is left once the marsh is removed from this
calculation. Clarifying this would help to compare Wells to other coastal communities as they are facing
similar market forces.

•

Consider an aquifer protection ordinance for Branch Brook in Wells (but keep in mind, Wells has
historically been resistant to regulation in general). Use Kennebunk ordinance as an example.

•

Investigate the purchase of easements along rivers rather than rely on setback/buffering requirements.
This purchase of conservation easements can be based on the USDA’s Wetlands Reserve Program. These
surface water buffers will be needed more than ever as climate change impacts are experienced.

•

Bridges and other infrastructure in coastal areas will also need to be addressed over time. As this happens
these facilities should be constructed to new standards that address changes in climate.
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•

Focus group attendees were very happy to see the climate change related content incorporated in this
comprehensive plan update.

•

Building on large lots does not bode well for future conservation work. Increasing density could help
balance natural resource protection and development needs. Changes coming down from the legislature
may also impact the development pattern and density of housing in the future.

•

Prioritize conservation easements in watersheds, to include undeveloped parcels and wet areas, river
corridors, and parcels that serve as stepping stones for large animals between large undeveloped blocks.

•

Historically, the voters in Wells support funding land acquisition and conservation.

•

Land protection in the future will require a mix of regulatory and non-regulatory mechanisms and
should recognize that natural systems cross municipal boundaries.

•

There is a perception that the cluster ordinance has loopholes, or density bonuses are too easy to acquire.
Remove wetlands and unbuildable land from calculations in cluster ordinance.

•

Improve advertising of open space in Wells (farmland, etc.) and recognize those landowners who have
donated or protected land. Also recognize the fundraising and grants that have matched municipal
dollars to conserve land.

•

As additional sources of conservation funding are becoming available we must recognize there is a lack
of project managers who can talk to landowners, do outreach, find these grants, etc. for conservation
easement projects. This is one of the biggest challenges to land acquisition in the area. Need additional
staff support to complete this outreach.
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Economic Development
The following are major takeaways from the economic development focus group session.
Commercial Areas
• Wells Beach/Mile Road/Wells Harbor are very special parts of town that need to be preserved. One
participant noted that there is very little opportunity to add commercial development to these areas and
that the Town should focus on offering additional opportunities for fishing, tour boats, and town events
to enhance the town.
• The Route 1 corridor has not been well controlled with a coordinated vision. Consider incentives to
move businesses to the edge of the street and to move parking to the back, such as higher density, less
parking requirements, etc. Scarborough and Freeport are example communities that have done this well.
Connecting parking lots would help with traffic congestion and make the area more walkable. Consider
sign ordinances to control image of town (i.e. not allowing neon signs).
• Some skepticism as to whether a conference center/hotel (which has been suggested several times) would
have sufficient demand to make it a viable business.
• Some noted that the traffic on Route 1 is uncoordinated, but that this has not impacted or hindered
growth, visitation, or summer population increases to Wells. Too much emphasis in general on dealing
with the traffic issue.
• Route 1 development should better preserve the New England aesthetic. New development should have
more stringent architectural standards (ex: 109 to Kennebunk - new rules have been imposed that require
architectural integrity). The Planning Board did initiate an effort to create architectural standards a few
years back.
• Discussions on where a town center should be have been ongoing for years. There is a desire to see an
area of town where residents and visitors can park, walk around, and shop (i.e. downtown/village center).
Sprawl deters this pattern of use. Is Wells content with being a sprawling summer place?
• If there were to be denser, walkable development in a certain area of town:
• Consider regulations that allow for mixed use buildings higher than one story to accommodate
multiple uses.
• Example area: intersection of Route 1/109 - by school, urgent care, and bank
• Creating a village could be part of the Town’s strategies for guiding growth.
• There are not enough places to hangout in Wells as adolescents and young adults.
• Are there plans underway for wayfinding, signage, and other improvements to create a more welcoming
atmosphere on Wells commercial corridors?
Local Businesses
• Lack of people and staff. J1/H2B visas and a lack of workers were able to come to Maine (COVID).
• Severe shortage of housing is impacting businesses and their ability to hire and retain employees.
Affordable housing is needed for local employees. Many businesses need to purchase housing to house
their staff.
• To retain/recruit businesses:
• Some focus group participants did not have much concern about loss of businesses or efforts to
attract businesses in general. Others thought the Town should actively recruit businesses, but that
they should compliment Wells’ existing successful businesses.
• Invest in appearance and amenities
• Landscaping and flower beds - paid for by business tax
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•
•
•
•

• Create places for people to gather
The beach is the biggest economic driver in town.
Improve and staff Harbor Park. Increase activities to draw people in.
Route 109 - recruit businesses like medical/lab facilities to bring in higher paying jobs
Route 9 - recruit industrial type businesses

Town Role
• Wells has been making improvements to its public infrastructure and should continue to do this in
the future. Consider adding and improving sidewalks and bike lanes. Add bump outs and benches to
sidewalks. Several years ago, a raised walkway from the harbor to Mile Road was being explored, which
would allow more biking and walking. Long term, the town should consider putting electrical wires
underground.
• Some focus group attendees thought that there did not need to be as much focus on economic
development in town right now. They feel that growth and development is already happening and that
it does not necessarily need to be encouraged further.
• Really tough for families and workers in town to compete in the housing market. Rent is also high in
town.
• The Town has done well with regularly purchasing conservation land but should continue to do more.
There is some push back on these purchases, but in general, they are supported. There is a desire to
connect conservation land to the Eastern Trail.
• Consider a 1 acre minimum lot for housing to retain a more rural appearance, and allow cluster
development in business district areas.
• Potential open space to develop
• Hannaford and Route 1 gap? (not north of 109)
• What could happen there?
• Zoning possibilities? Infill development? Higher density standards?
• Clustering of businesses
• Would be desirable east of 95 and south of the 109/1 intersection
• Decrease setbacks and increase density. Coordinate with the protection of sensitive natural resources.
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Housing

The following are major takeaways from the housing focus group session.
•

There is a need for a clear definition for what affordable housing means to Wells and what definition the
town is using. In general, participants emphasized that affordability in housing is a major issue in Wells
and that workforce housing development is challenging for developers to keep units at an affordable price
without regulatory incentives. Affordable units are not monitored and over time are no longer affordable.

•

The Town should consider creating a bylaw with incentives for workforce housing units. These incentives
would result in reduced costs for the builder. Without this regulation, the Town may not get additional
workforce housing development.

•

The cluster ordinance is a good strategy for workforce housing development. It preserves open space and
creates smaller lots to reduce infrastructure costs. Departing from cluster, which the new amendments to
this ordinance would result in, would cause house prices to increase and affordable housing development
to be less feasible for developers. The Planning Board is currently changing the conservation subdivision
ordinance to expand the required lot size. The conservation subdivision ordinance was a well oiled
machine - these changes would have negative costs associated with them. The proposed cluster changes
that are being considered at the local level will increase cost per unit (30-40k per house). It was noted
that most customers want a small lot in a subdivision.

•

There are currently few restrictions on development in Wells.

•

Wells does not take over roads, meaning homeowners maintain private roads and handle all maintenance
costs. There is a desire for the Town to take over more of the private roads in town.

•

Fire ponds and suppression are also being left to the Homeowners Associations. There are currently
no regulations to inform and guide these improvements. The Town should consider taking over fire
infrastructure responsibilities to have more control over their design and maintenance.

•

More affordable multi-family housing units are needed. A potential location for multi-family housing
units is along Route 1 and east of the highway.

•

Limit road infrastructure and locate new housing development on water sewer when possible.

•

West of highway - need regulations that minimize road and septic infrastructure. Allow multi family
housing units if affordable.

•

There is a concern that allowing accessory dwelling units by right (state proposal) could lead to more
short term rentals.

•

Design subdivisions off of town roads with vegetative buffer requirement (similar to Biddeford; 50 foot
requirement). Any units on existing roads have to fit with the existing development pattern. This will
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soften the visual impact to residents, decrease infrastructure costs for new homes, and increase open
space protection.
•

Knowledge is critical to keep using the cluster provision. Conduct public education to educate residents
on the cluster ordinance.

•

Cluster and support high density growth areas along Route 1.

•

Pull together department heads, boards, developers, and homeowners associations. Review practices,
realities, and changes needed related to the cluster ordinance.
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From: noreply@civicplus.com <noreply@civicplus.com>
Sent: Thursday, March 3, 2022 1:45 PM
To: Shannon Belanger <Sbelanger@wellstown.org>; Mike Livingston <mlivingston@wellstown.org>
Subject: Online Form Submittal: Contact Us (Dropdown)

Caution: This is an external email that originated from a domain outside of Town of Wells. Do not
click links or open attachments unless you recognize sender and know the content is safe.

** CAUTION EXTERNAL EMAIL **

Contact Us (Dropdown)
First Name

megan

Last Name

walsh

Address1

103 Clark Rd

Address2

Field not completed.

City

Wells

State

Maine

Zip

04090

Phone Number

207-252-6608

Email Address

canticlefarm96@gmail.com

Whom would you like to
contact?

Planning & Development

Question / Comment

The town of Wells has retained the Resilience Planning and
Design Group,(RPDG) for the purposes of collaborating with
the town on the Comprehensive Update Plan, the plan for
Well’s future. In this project the town endeavors to have current
and accurate information available to its citizens to inform the
development of this plan. In doing so RPDG has retained

scientists such as Hydrologist, Soil Scientist and many others
to provide us with the best and most accurate information. This
information can be easily located on the website they have
maintained for the town. It is a collection of information,reports
and data vital to the writing of the update Comprehensive plan.
I am writing to express my concerns about the protection of the
Branch Brook Aquifer . Given the information contained in its
report I would like to propose to the Board of Selectman that
the extension of the Branch Brook Aquifer protection zone be
considered in a new ordinance which would reflect the new
information as indicated in the excerpts below which are taken
from: https://resilience.mysocialpinpoint.com/wellscomprehensive-plan-update :
Appendix A Inventory and Analysis: Section 2 Update- Water
Resources:Key Findings pg2
Extend aquifer protection zone around Branch Brook. In
conversations with the Kennebunk-Kennebunkport Wells Water
District, we were alerted to the need to extendthe Aquifer
Protection zone around the Branch Brook Aquifer. These
should be updated using groundwater well modeling
rather than a surface water buffer.Recommended buffers from
the KKWWD are shown on the map below (100-day travel
zone in the red hatch and 2500-day travel zone in the solid
red).
Chapter 3 pg 45.7.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 andpotential water supplies.
Pg 6 Implementation Strategies 1.) Revise the Aquifer
Protection District of the Land Use Ordinance to incorporate a
two-tiered 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.2. Work 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. Review the Aquifer Protection
provisions of the Town’s Land Use Ordinance to
determine whether or not there is sufficient protection of the
groundwater in the Town’s sand andgravel aquifer areas.
Where appropriate implement and enforce regulations that
control the use, handling and storage of hazardous materials in
these areas.

pg 14 Analysis1.) There are several mapped sand and gravel
aquifers in Wells. The most important of these are the two
aquifer areas associated with Branch Brook, the Town’s
municipal water supply. TheTown should seriously consider if
these aquifers need additional protection to preserve
the quality and quantity of the groundwater. In addition,
consideration should be given to proper management of the
remaining aquifers.Wells currently has a protection zone but
the new information obtained in the RPDG report recommends
the reevaluation and extension of that protection zone. As you
may know the Kennebunk, Kennebunkport , Wells Water
District attempted to purchase the Chick Crossing property
because they knew it was vital to the protection of our water
source. There is community wide concern by many including
the The Branch Brook Watershed Coalition which includes the
following entities: KKW, Wells National Estuarine Research
Reserve, The Nature Conservancy, Great Works Land Trust,
Kennebunk Land Trust, Kennebunk Conservation Commission,
Wells Conservation Commission and the Maine Coast Heritage
Trust.
I would like to respectfully request that the town consider this
new and concerning information about the Branch Brook
Aquifer’s protection and create a new ordinance reflective of
this information. The Branch Brook Aquifer is a vital source of
water for all residents in the town of Wells.
Thank you for you time and service, respectfully, Megan Walsh
Megan Walsh252-6608canticlefarm96@gmail.comAttachments
area
Megan Walsh252-6608canticlefarm96@gmail.com

Email not displaying correctly? View it in your browser.

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
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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.
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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

6
2/7/2022

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
19
2/7/2022

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.
5. 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.
6.

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.
7. 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
22
2/7/2022

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 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 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
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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.

8

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
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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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Chapter 10 – Housing Policies and Strategies
Introduction
The Comprehensive Plan’s Housing Policies and Strategies describe goals,
policies, standardsand implementation strategies related to housing in Wells.
The Town of Wells housing stock has developed over the past 150 years.
Consequently, there exists a rich variety of housing that includes historic homes, older
villages, farmsteads, beach and waterfront cottage and homes and a small number of
multifamily units. The Town’s greatest density of housing occurs east of the Maine
Turnpike and is quite rural west of the Turnpike. In coastal areas some of the homes,
and the infrastructure that supports them, are at greater risk from coastal hazards and
sea-level rise. Much of Wells’ housing growth has been over the past 30 years with
over 60% of the over 5000 structures being built after 1970. Another significant trend
has been the conversion of seasonal units to year round homes that has required the
Town to respond with a commensurate level of municipal services.
Housing affordability continues to be a concern in Wells. Median rent has increased
64% in the past 10 years and 74% of renter households are unable to afford median
rent for a 2-bedroom housing unit. Median home prices have increased 93% since
2014. As a result, the affordable housing gap has increased significantly. The housing
mix in Wells is still predominantly single-family homes, although the percentage of
multi-family homes has been slowly increasing. 83% of occupied housing in Wells
are owner occupied, while the remaining 17% of units are renter occupied. Between
2004 and 2020, Wells also experienced an increase of 1,700 seasonal units, an
increase of 36%, the bulk of which were cottages and campground spaces.
As Wells works to provide opportunities for a variety of housing units to be
constructed, including more affordable workforce housing, it is important to
understand the impact that lot size and infrastructure have on unit cost. Larger lots
increase housing costs and consume open space. The cluster subdivision provision is
an important tool for balancing the development of new homes and the protection of
open space. Identifying places for higher density housing such as multi-family
structures and mixed-use developments is also important. The privatization and cost
of infrastructure (roads, fire ponds, etc.) required is also deserving of some evaluation
and conversation in the years to come.

Goals
State Goal:
To encourage and promote affordable, decent housing opportunities for all Maine
citizens. (Growth Management Act)
Regional Goal:
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To encourage a diversity of affordable housing throughout the region.
Wells Goals:
1.
The Town attempts to close its currentContinue to address the housing supply
and affordability gap, and works to ensure that at least 15 10 percent of its
homes constructed in Wells future isare affordable for low and moderateincome households, including both families with children and the elderly.
2.

Ensure that the quality and location of new residential development provides a
good living environment for all residents.

3.

Promote the development of a range of housing unit types to meet the needs of all
residents.

4.

Allow mobile homes in areas that are zoned for single-family housing and in
parks that are consistent with state laws and requirements.

4.5. Ensure that the infrastructure developed to support new housing units is
managed in an efficient and sustainable way, does not deter the creation of
affordable units, and does not interfere with the provision of emergency
services.

Policies
To achieve these goals, it is the policy of the Town of Wells to:
1.

Provide opportunities for the construction of a wide range of housing types at a
variety of densities to allow for a diversity of people in the Town.

2.

Consider a variety of techniques to ensure that there is a range of housing, at a range of
densities, that is affordable to low and moderate-income households.

1.3. Continue to allow housing for the elderly, in growth and transitional areas and
explore allowing higher densities than other types of housing through a density
bonus program if a percentage of the units are designated as affordable where
and the facility can be served by public water and sewer.
2.4. Continue land use regulations to allowing for the construction of eldercare
facilities such as congregate housing and assisted living facilities at appropriate
densities provided that the character of these facilities is appropriate to Wells.
3.

Consider a variety of techniques to ensure that there is a range of housing that
is affordable to low and moderate-income households.

4.

Continue to exempt affordable family and senior housing in growth areas from
the Town’s Residential Growth Ordinance.
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5.

Encourage both non-profit and for-profit developers of affordable and special
needs housing to pursue developments in Wells.
Additional Principles below from the State of Maine Checklist

6.

Encourage and promote efforts to support the creation of adequate workforce
housing that will support the community’s and region’s economic development.

7.

Ensure that land use controls encourage the development of quality affordable
housing, including rental housing.

6.8. Encourage and support the efforts of the regional housing coalitions in
addressing affordable and workforce housing needs.

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

Amend Land Use Ordinance as needed.

2.

Amend Residential Growth Ordinance as needed.

2.

Partnerships with non-profit and for-profit developers of affordable and
special needs housing.

Implementation Strategies
1.

Adopt and follow the Maine State Housing Authority (MSHA) definitions of
affordability for York County and continue to update affordability targets as
new MSHA data are available.

2.

Review existing land use regulations to determine if they Continue to allow for
adequate opportunities to create housing for the senior population in growth
and transitional areas and allow higher densities for this age group than other
types of housing through a density bonus program (with the bonus not to
exceed clustering standards) where the facility can be served by public sewer
and water. and for households needing access to affordable housing units.

3.

Establish incentives such as those currently allowed for congregate housing to
encourage the development of senior housing as long as the development is
consistent with the goalsand policies of this Comprehensive Plan.

4.

Revise the mobile home regulations to ensure that they meet the State law for
mobile home parks and mobile home park expansion. Such regulations must
provide standards to minimize the impact on the Town’s services, natural and
cultural environment and be respectful of adjoining neighborhoods.

5.

Review the zoning ordinance and subdivision regulations to ensure that
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housing density is consistent with the Land Use Plan resulting from this
Comprehensive Plan, is directed to addresses the opportunity for multifamily and higher density residential developments in the identified
Growth Areas of the community, and is consistent with the capacity of
municipal services to ensure these new or redeveloped sites. See also Policies
and Recommendations for Land Use.
3.

Regularly Rreview town land use ordinances to determine if these regulations
can be revised to encourage incentivize more affordable housing and if the
price of the units created can be easily tracked.

6.4. Consider the development of an Inclusionary Housing Ordinance that would
further incentivize the creation of affordable housing units, and could be used
in combination with the Cluster provision.
7.5. Collaborate with York County Community Action, and/or other housing-related
organizations in the region, to support efforts to provide diverse housing for all
citizens, including affordable and workforce housing.
8.6. Work with other communities to create a regional non-profit housing
organization to foster affordable housing programs for low-and moderateincome families. Such a group could:
a. Ensure that local land use regulations do not present a barrier to the
development of affordable housing.
b. Work cooperatively with nonprofit organizations and private developers
to provideopportunities for affordable housing.
c. Seek loans and grants from the State of Maine;
d. Work with area banks through the Community Reinvestment Act.
e. Consider the use of Town-owned land for affordable housing programs.
9.7. Adopt or revise provisions in the land use and building codes to provide
greater opportunities for the rehabilitation of low- and moderate-income
properties including health, safety, and energy efficiency improvements.
10.8. Provide opportunities for multiple mixed uses of buildings, that including
include housing, in commercial areas of the community.
11. Ensure that any revisions to the Growth Management Ordinance retain or
expand theexemptions for affordable family and senior housing.
9.

Work with York County Community College and the development
community to pursue a student housing development in the vicinity of the
college.

10. Refine and promote the use of the Cluster Subdivision provision as a
regulatory strategy for rural portions of the community, reducing
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development impact and infrastructure costs through density and open space
protections, and reducing visual impact through vegetative buffering
requirements along municipal roadways.
12.11.
Host a work session and evaluation with land use boards, municipal
staff, developers, and Home Ownership Associations to discuss how
infrastructure is currently being constructed and managed in Wells
The following strategies are from the State of Maine Checklist
12. Maintain, enact or amend ordinances to allow the addition of at least one
accessory apartment per dwelling unit in designated areas, subject to site
suitability, and regulate the use of these as short-term rentals.
13. Create or continue to support a community affordable/workforce housing
committee and/or regional affordable housing coalition.
14. Seek to achieve a level of at least 10% of new residential development built or
placed during the next decade be affordable.
15. Evaluate the impact and potential benefits of seasonal housing units and shortterm rentals, and identify how to best regulate these uses in Wells.
14.
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Chapter 11 – Public Facilities and Services
Policies and Strategies
Introduction
The Comprehensive Plan’s Public Facilities and Services Policies and Strategies
describe goals, policies, standards, and implementation strategies related to the public
facilities and services in Wells including fire, police, schools, parks and open space.
Municipal department heads and staff, school district staff, and representatives of the
utilities were instrumental to the updating of this section of the comprehensive plan.
Since 2005, the Town of Wells has continued to make significant investments in its
municipal structures and facilities, and many of the facility needs identified in 2005
have been addressed through renovations and new construction. The Town of Wells
and its municipal departments are forward thinking, and plan for future capital
improvements and investments while anticipating emerging trends.
In the years ahead, if asset management plans have not been developed for all
municipal structures, they should be created to ensure efficient tracking of
maintenance needs and major upgrades. The school population has declined slightly
since 2005, but the district’s projects slow and steady growth in the years to come
and recent investments in the school facilities will accommodate this growth.

Goals
State Goal:
Plan for, finance and develop an efficient system of public facilities and services to
accommodate anticipated growth ,and economic development, and resource
protection as outlined in the Vision. (Growth Management Act)
Regional Goal:
Improve the efficiency and effectiveness of public service delivery through formal
and informal means of inter-local cooperation and communication.
No goal is available at the regional level.
Wells Goals:
1.
Promote a pattern of growth and development that allows for a cost
effectivecost-effective delivery of services, that is consistent with the needs and
fiscal capacity of the Town.
2.

Continue to ensure that police, fire and rescue services are adequate to meet the
public health and safety needs of the residents of Wells as the community grows.

3.

Program public facility improvements through a Capital Improvement Program
that is based upon the policies and actions of this Comprehensive Plan Update.
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3.4. Ensure municipal facilities incorporate energy efficient construction and
renewable energy systems.
4.5. Strive to provide high quality educational facilities and programs that meet the
needs of students.
5.6. Encourage educational programs for all ages that incorporate a variety of
community resources including conservation lands, historic resources,
community facilities and local business.
6.7. Ensure adequate planning to mitigate civil emergencies including the realities of
climate change.
8.

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.

9.

Develop asset management plans for all municipal facilities to inform capital
improvement planning.

Policies
To achieve these goals, it is the policy of the Town of Wells to:
1.

Promote Ensure a pattern of growth and development that discourages sprawl,
is consistent with the policies on land use and identified growth areas, and
allows providesfor a cost effective and efficient delivery of services consistent
with the needs of Wells.

2.

Maintain Efficiently maintain and enhance the Town’s public facilities and
services to provide for the health and safety of the Town’s residents,. while also
ensuring the health and safety of municipal employees and volunteers.

3.

Encourage public/private cooperation in planning for, and financing,
improvements to theTown’s public facilities.

3.4. Encourage regional solutions, when possible, through cooperative agreements
with adjacent communities and regional organizations if reduced cost and
improved services can be realized.
4.5. Ensure that all students have the opportunities to receive the best possible and
affordable education so they acquire the necessary skills and knowledge to
make a positive contribution to the community.
6.
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operations and in the construction and maintenance of municipal facilities.
7.

Adopt a net zero energy resolution to guide all future municipal facility investments.

5.8. Encourage the multiple uses of community facilities, for greater efficiency, to the
greatest extent possible.
6.9. Support the dredging of the harbor to maintain it as a suitable mooring area.
10.

Develop expanded parking, shuttling, and support facilities to allow provide
additional transportation optionsuse of the area for those engaging in
commercial and recreational boating, and other marine uses, and beach access.

11.

Lease municipal vehicles and equipment rather than purchasing them outright.

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

Fire ponds shall be developed within one quarter mile of new development. If
not possible, require developers to contribute to a fire protection development
fund.

2.

A Five-Year Capital Investment Planning process will continue to be implemented.

3.

Land Use Regulations.

2.4. Asset Management Plan.

Implementation Strategies
General
1.

Program public facility improvements through a Capital Improvement Program
(CIP) that is based upon the policies and actions from this Comprehensive Plan,
anticipated growth and changing demographics, and an appropriate system of
priorities.

2.

Locate new public facilities within or adjacent to identified growth areas in
Wells.

3.

Establish regular communications with Wells Sanitary District and the
Kennebunk, Kennebunkport and Wells Water District to coordinate their efforts
with land use and municipal service planning in Wells.
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Municipal Offices
1.
Monitor the space needs of Town Hall and consider future expansion and new
ways to provide access as the need arises to ensure high quality and efficient
level of service.
2.

Continue to review the needs of all community facilities to determine the need
for replacement or additions including, but not limited to: fire substations,
police station, highway department and recreational facilities.

3.

Utilize asset management plansContinue to monitor all Town-owned properties
and resources to ensure that there is a rational basis for capital maintenance,
repairs and acquisition.

4.1. Program public facility improvements through a Capital Improvement Program
(CIP) thatis based upon the policies and actions from this Comprehensive Plan
and an appropriate system of priorities.
5.4. Encourage educational programs that use a variety of community resources
including conservation lands, historic resources, community facilities and local
businesses.
6.5. Establish a monthly inter-department/inter-board newsletter to communicate
appropriate information among the Town departments and Town committees
and commissions.
7.6. Conserve the Town's financial and environmental resources through group
purchasing and waste reduction and recycling.
7.

Work directly with the businesses and community groups of Wells to determine
areas where cost sharing for municipal facilities and services may be
appropriate.

8.

Conduct a municipal staffing analysis to determine future staff needs by
department or changes in how services are provided as the population grows
and demographics shift over time

Fire Protection
1.
Continue the program of installing dry hydrants.
2.

Adopt a specific development plan for fire protection addressing issues such as
staffing needs, volunteer fire fighting resources, fire ponds, dry hydrants and
response times. Said plan shall become part of the Comprehensive Plan.

3.

Adopt an ordinance to require either the installation of fire ponds or payment
by a developer into a fire protection fund where the development is not on Town
water and installation of fire dry hydrant or pond to serve the development in
not feasible.
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Parks
1. Adopt a specific development plan for parks and recreation facilities addressing
issues such as maintenance of current facilities, and the acquisition of new
facilities, and programming to meet Town needs. Include the many
recreational trails within the open space areas of the community and the
organizations managing those recreational resources. Said The resulting
plan shall become part of the Comprehensive Plan.
Public Lands
1.
Continue to plan and manage publicly owned lands to meet Town needs
consistent with the Comprehensive Plan and where possible maximize their
asset and environmental resource value.
2.
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Employ the Town’s land ranking classification system for existing and future
Town owned lands for the purposes of conservation, recreation and facility
needs.
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Chapter 12 – Open Space Policies and Strategies
Introduction
The Comprehensive Plan’s Open Space Policies and Strategies describe goals,
policies, standards and implementation strategies related to open spaces for
agriculture, forestry, public congregation and recreation, wildlife habitat, and water
resource protection.

Goals
State Goal:
1.
Safeguard the State’s agricultural and forest resources from development that
threatens those resources. (Growth Management Act)
2.

Promote and protect the availability of outdoor recreation opportunities for all
Maine citizens, including access to surface waters. (Growth Management Act)

Regional Goal:
(None specified)
Wells Goals:
1.
Work actively to retain the rural character of Wells as defined, in large measure,
by its open land, marshes, fields, farms, and woodlands.
2.

Conserve ample open space, to protect, preserve and maintain our natural
resources including the ecological integrity of native plant and wildlife species.

3.

Promote and expand neighborhood conservation areas and parks throughout the
Town such as Fenderson Wildlife Commons to protect public access for
traditional outdoor recreation and to protect critical wildlife habitat.

4.

Promote environmental education opportunities and produce public information
materialsrelated to Wells’ natural history and the benefits of protecting open
space areas.

5.

Minimize conflicts between natural-resource based industries and outdoor
recreationuses.

6.

Connect large blocks of conserved open space with open space corridors or
“greenways” that allow recreators and wildlife to travel from block to block.

7.

Provide open space and recreation opportunities to all geographic areas of
Wells.

5.8. Provide open space for upward migration of coastal landforms and habitats,
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such as sand dunes, beaches, and salt marshes, in response to sea level rise.

Policies
To implement these goals, it is the policy of the Town of Wells to:
1.

2.

Identify key land areas that contribute to Wells’ rural character and work with
the landowners to preserve the qualities of these areas through support of
creative uses and exploring conservation options.
Encourage the continued use of lands for forestry and recreation with special
attention to financial incentives to property owners to maintain their land’s open
character including State programs for current use assessment and other
cooperative approaches.

3.

Provide access to open spaces that meet various public recreational needs such
as parks inbuilt-up village areas, ensuring that all geographic areas of Wells are
served by open spaces, and support greenways for biking and hiking paths as
human and wildlife corridors connecting neighborhoods and large blocks of
conserved land.

4.

Work with local outdoor clubs and individual landowners to encourage the
availability of public access to open land with the consent and cooperation of
landowners to preserve traditional outdoor uses such as snowmobiling, hunting,
and cross country skiing.

5.

Promote the use of clustering techniques that require significant land area to be
set aside as open spaces.

6.

Protect open space including critical wildlife habitat areas including vernal pools.

7.

Maintain information necessary for decision-making related to the protection,
development, or use of the open areas whether publicly or privately owned,
including open marshlands, swamps and other wetlands such as vernal pools,
beaches, uplands, fields, and farmland related to the proper protection,
development, or use of the open areas.

8.

Coordinate conservation activities with land owners and other preservation
groups, such as the Kennebunk, Kennebunkport and Wells Water District, Great
Works Regional LandTrust, The Nature Conservancy and the State, to leverage
existing funding for open spacein areas of mutual concern such as the Great
Heath and the Tatnic region.

9.

Coordinate Town planning and Conservation Commission activities to protect
and promote open space.

10. Promote and strengthen the Wells Land Bank sinking fund, a unique resource
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that allows Wells to invest in open space as opportunities arise.
9.11.
Ensure that cluster subdivision rules are effective in preserving open space
that is useful for a combination of values such as recreation, wildlife habitat,
scenic value, etc. while still allowing for practical building and development in
appropriate areas.
Standards
(To be developed in future update)To guide the implementation of these policies, the Town
of Wells has the following standards in place:
1. Wells Town Code, Chapter 145, Land Use Ordinance, § 145-49 Residential cluster
development.
2. Wells Town Code, Chapter 202, Subdivision of Land
Implementation Strategies
1.
Continue to support the Conservation Commission’s use of the Town of Wells’
Land Ranking System to identify and prioritize lands with significant wetlands,
groundwater sources, scenic view sheds, wildlife habitat, agriculture and
forestry uses, outdoor recreation, and other values; and to make
recommendations for their protection through the development of an open space
plan. The plan will contain input from community recommendations to identify
large land tracts throughout the Town within which a conservation area of
significant size could be located.
2.
Employ the classification system for existing and future Town owned lands for
the purposes of conservation, recreation and facility needs.
3.
Expand funding of the Town’s Land Bank Fund to provide for adequate
public openspace in the Town of Wells.
4.3.
5.4. Charge the Conservation Commission to work with land owners and other
reservation groups such as the KKW Water District, Great Works Regional
Land Trust, The Nature Conservancy, the Rachel Carson National Wildlife
Refuge, and the State and Federal Government to leverage existing funding
for open space in areas of mutual concern suchas Fenderson Wildlife
Commons, the Great Heath, and the Tatnic Region, and upland areas
adjacent to sand dunes, beaches, and salt marshes that may serve as
migration areas in response to sea level rise.
6.5. Enable the Conservation Commission to review and comment on public or
private plans involving open space areas identified via natural resource data, as
high value wildlife habitat, before the Town’s reviewing authority makes any
decision on the plan.
7.6. Enable the Conservation Commission to continue to review foreclosed
properties and other land proposed for public auction to determine its suitability
for retention as conservation land.
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8.7. Work with landowners with high value habitat to protect these areas using
tools such as acquisition, education, collaborative management, as well as
economic incentives such asTree Growth, Open Space and Critical Habitat
Programs.
9.8. Produce public education and outreach materials that inform the public
about theirconservation options and the natural history of Wells.
10.9. Use Fenderson and other Wildlife Commons for environmental education
opportunitiesfor the students of the Wells/Ogunquit School District and the
public.
11.10.
Use up-to-date State Inland Fisheries and Wildlife maps of wetlands and
Threatened andEndangered species (See Appendix) as well as open space
priorities as identified by the Wells Conservation Commission, when
evaluating subdivision applications. In the eventthe proposed subdivision is
in an area where such resources exist, the Conservation Commission will
make recommendations for the building and open space locations.
12.11.
Work with the KKWWD to acquire key parcels of land with high value
for ground water protection through fee simple acquisition or conservation
easement.
13.12.
Establish aAssign to the Implementation Committee the responsibility to
review and assess the quality of current wetland management and regulations
within Wells including consistency with state and federal laws and regulations,
and, if deemed appropriate, establish guidelines for a local wetland regulation.
13.

Establish a program to identify and prioritize and protect high value freshwater
wetlands including vernal pools.

14.

Assign to the Implementation Committee the responsibility to review cluster
subdivision rules and the results of existing cluster subdivision projects, to
determine whether the existing rules are successfully preserving valuable open
space.

3/4/22

12-4

Chapter 13 - Public Utilities Policies and Strategies
Introduction
The Comprehensive Plan’s Public Utilities Policies and Strategies describe goals,
policies, standards and implementation strategies related to the public utilities
systems in Wells including water, sewer, telephone/data, cable, electricity and gas. In
2020, the Wells Sanitary District (WSD) completed a Climate Adaptation Plan to
inform and guide the plans for infrastructure and operations changes. The Kennebunk,
Kennebunkport and Wells Water District (KK&W) is also nearing completion of
major upgrades to the metering system, and will soon be able to gather daily meter
readings remotely. Continued communication and collaboration with WSD, KKW,
other public utilities, and adjacent communities is a priority to ensure informed
management and investment in municipal facilities and services.

Goals
State Goal:
Plan for, finance and develop an efficient system of public facilities utilities and
services to accommodate anticipated growth, and economic development, and
resource protection as outlined in the Vision. (Growth Management Act)
Regional Goal:
Improve the efficiency and effectiveness of public service delivery through formal
and informal means of inter-local cooperation and communication.
No goal is available at the regional level.
Wells Goals:
1.
Strictly protect the Wells portion of the Branch Brook Aquifer and Watershed.
2.

Work cooperatively with the water and sewer districts to provide appropriate
levels of service to meet current needs, as well as future needs, in the Town’s
growth areas.

3.

Work cooperatively with the water and sewer districts to restrict and minimize
extension of water and sewer service into those areas of Wells that are
designated as low growth or rural areas.

4.

Continue to communicate and coordinate with the management of both the Wells
Sanitary District and the Kennebunk, Kennebunkport and Wells Water District on
planned infrastructure changes, resource protection efforts, and climate impacts to
ensure consistency with land use planning and other municipal services.

3.
5.
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and electricity to ensure the type, location, size, scope, quality and accessibility
are consistentwith the growth, land use, design, community character and other
policies of this Plan to meet the needs of the community.
6.

Work with all utilities in coastal portions of the community to ensure that
infrastructure improvements address the realities of climate change and sealevel rise, and are coordinated with municipal infrastructure investments and
the provision of services.

Policies
To implement these goals, it is the policy of the Town of Wells to:
1.

Promote a pattern of growth and development that discourages sprawl, is consistent
with the policies on land use and identified growth areas, and provides a cost effective
and efficient delivery of services consistent with the needs of Wells.Ensure that, tTo the
greatest extent possible, the water and sewer service area boundaries, both existing and
projected, should conform tobe coordinated with the Town’s growth area boundaries as
identified in this Plan.

2.

Continue to support the use of impact fees by the water and sanitary districts to
fund enlargement and expansion of their systems.

3.

Retain, and where appropriate, reconfigure the Branch Brook Aquifer
Protection District as a strategic means for protecting the Water Company
Kennebunk, Kennebunkport and Wells Water District’s public water supply.

4.

Encourage regional solutions, when possible, through cooperative agreements
with adjacent communities and regional organizations if reduced cost and
improved services can be realized.

4.5. Continue to cooperate actively collaborate with the Towns of Sanford and
Kennebunk on the most appropriate methods for protection of the Branch Brook
Watershed and aquifer.
5.6. Work cooperatively with the water, sewer, gas, electric, telephone, cable and
other utility companies in the planning and development of facilities to ensure
that residents are properly serviced and that they are aware of the growth area
designations as well as other land use policies of this Plan.
6.7. Maintain a high level of quality of the Town's ground and surface waters,
and protection of private property, through the proper management of
wastewater and stormwater from residential, commercial and community
sources.
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7.8. Continue to explore and implement methods to reduce, re-use and re-cycle Town waste.
8.9. Ensure that the location and installation of utilities are consistent with the
Town’s appearance and character goals and polices.

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

Land Use Regulations(To be developed in future update.)

Implementation Strategies
1.

Establish an ongoing dialogueContinue to communicate with the Wells
Sanitary District and the Kennebunk, Kennebunkport and Wells Water District
water and sewer utility districts to ensure that they are aware of the growth
area designations and other land use policies of this Plan, and that land use
planning in Wells is informed by the realities each organization is facing.

2.

Reconfigure theContinue to utilize the Branch Brook Aquifer Protection
District and other initiatives to protect the Town’s water supply.

3.

Cooperate with the Towns of Sanford and Kennebunk to adopt policies and
programs, including the securing of easements, to protect the Branch Brook
watershed and aquifer.

4.

Continue to review the Town’s land use regulations to ensure the quality of the ground
and surface waters are protected through the proper management of wastewater and
stormwater from residential, commercial and community sources. This should include
preparing a specific Development Plan for drainage.

4.

Prepare a specific Development Plan for drainage.

5.

Work with appropriate utility companies to program proactively plan for public
utility improvements based upon the Comprehensive Plan’s policies and
implementation programs, and an appropriate system of priorities.

6.

Approve new developments that rely on public water only when the applicant
can prove adequate water supply for fire protection is available.

7.

Continue to explore and implement methods to reduce, re-use and re-cycle Town waste
including the composting of organic materials.

8.

Continue to work with wireless, cable and data utility system providers
proactively to ensure state of the art facilities are available for residents and
economic development.
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9.

2/21/22

Explore the feasibility of implementing a program to locate overhead utility
wires along key roads, (e.g. Route 1, 9/109, 9 and 109) underground over time.
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Chapter 14 – Fiscal Capacity Policies and Strategies
Introduction
The Comprehensive Plan’s Fiscal Capacity Policies and Strategies describe goals,
policies, standards and implementation strategies related to the Town’s fiscal capacity
to accommodate growth while providing the necessary facilities and services required
by the community. Currently, the tax rate in Wells is relatively low compared to
surrounding municipalities with the one exception being Ogunquit. General
government expenses have increased 55% in the past 5 years, and debt service
expenditures have increased 67%. Overall, the Town has a very modest level of debt
and has the capacity to take on more if needed.

Goals
State Goal:
Plan for, finance, and develop an efficient system of public facilities and services to
accommodate anticipated growth and economic development. (Growth Management
Act)
Regional Goal:
(No goals specified)
Wells Goal:
Finance new and expanded facilities in an orderly manner consistent with the needs
and fiscal capacity of the Town.

Policies
To achieve these goals it is the policy of the Town of Wells to:
1.

Finance existing and future municipal facilities and services in a cost effective
manner.

1.2. Use an annual formal capital improvement planning process that considers the
Town’s capital requirements as well as coordinates with other districts such as
the school, water and sewer districts.
3.

Seek alternative means to supplement Town revenues and reduce dependence
on the property tax for its annual operating and capital budgets. This may
include grants available to assist the funding of capital investments within the
community.

2.4. Ensure that the design and construction of municipal buildings and other
infrastructure investments consider energy conservation and community
resilience.
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Standards
To achieve these policies, the following are Town of Wells’ standards to guide development:
1.
1.

(To be developed in future update.)
Capital Improvement Planning Process

Implementation Strategies
1.

Appoint a committee Request the Budget Review Committee work to identify alternative
sources of revenue other than property taxes and report out on their findings at least
annually.

2.

Evaluate the use of impact fees for new development.

2.

Update and implement the Capital Improvement Plan.
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Chapter 15 – Flood Hazard Mitigation and
Adaptation Policies and Strategies
Introduction
The Comprehensive Plan’s Flood Hazard Mitigation a n d A d a p t a t i o n Policies and
Strategies describe goals,policies, standards, and implementation strategies related to mitigating
managing flood hazards.

Purpose and Background
The Town of Wells, Maine prepared this Flood Hazard Mitigation and Adaptation Plan (hereafter
referred to as theasthe Plan) because the Town historically has experienced flood-related damage.
The Town is also likely to experience increased damage in the future as flood hazards become
more severe with climate impacts, including sea level rise, more frequent and intense precipitation
events, and storm surge. The following factors contributed to that decision:





History of coastal flooding and beach erosion in Wells
Number of National Flood Insurance Program (NFIP) policies and claims
Number of repetitive flood losses in Wells
Projected climate change impacts

Assistance from the Floodplain Mitigation Assistance Program (FMAP) enabled the Town to
complete the Flood Hazard Mitigation Plan that was included in the 2005 Comprehensive Plan and
updated for this Comprehensive Plan. This Plan is an integral part of the Town of Wells’
Comprehensive Plan.
Clarifying question for CPUC about above paragraph: Was assistance provided by the Flood
Mitigation Assistance Program through FEMA or by the Maine Floodplain Management
Program? Or some other program?
Flooding
As mentioned, this Plan has been was prepared for the Town due to the recurring flooding events
throughout the community as well as the number of National Flood Insurance Program (NFIP)
insurance claims. In September of 1936, February of 1978, August of 1991 (Hurricane Bob) and
October of 1991 (No Name Storm unnamed storm), the Town of Wells experienced serious
flooding and sustained damage along Atlantic and Ocean Avenues, Webhannet Drive and along
the Webhannet River and the Merriland River and other rivers and streams. The affects effects of
the a 100 year flood the October 30 – 31, 1991 No Name storm, which was a 100-year flood
event, included flooding on Drake’s Island, Moody Beach and Ocean Avenue. The storm flooded
both sides of Ocean and Atlantic Avenues, damaging approximately 450 homes. The storm caused
inland damage along the Bragdon Road and Branch Road/Mildram Road areas. Businesses,
residential units, streets, bridges, other structures and public facilities suffered damage. In more
recent years, Wells has experienced significant flooding and damage from a number of coastal
storm events. Notable storms, as well as conditions and impacts associated with future sea level
rise, are referenced in Appendix A, Chapter 3, Section E. Flood Hazards.
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The Town considers this Plan to be a critical tool in minimizing future flood damage and adverse
impacts on residents, visitors, infrastructure, and the economy.
Flood Hazard Mitigation and Adaptation
Hazard mitigation means any action taken to reduce or eliminate the long-term risk to human life
and property from natural hazards. Hazard mitigation is not a one-time event, but rather an ongoing process designed to identify hazards and to propose ways to reduce or eliminate dangers and
risks associated with the hazards. Hazard mitigation planning allows towns to address current and
future flood risk in near-term decision-making. It is not only essential for protecting people,
property, natural resources, and the local economy, it is also a wise investment of limited
municipal funds. The National Institute of Building Sciences found that for every one dollar
invested in hazard mitigation, communities save six dollars in avoided future disaster costs.
Hazard adaptation means responding to the impacts of a hazard, such as flooding, or decreasing vulnerability of
something (e.g., a roadway, private house, or municipal building) to the effects of a hazard. Elevating a home in
a flood prone area is an example of adaptation. Adequate planning for flood hazards requires both mitigation and
adaptation strategies. Strategies should be designed to be flexible to allow for changes in local conditions as well
as shifting flood hazards in order to most effectively protect people, property, and the natural environment and
increase community resilience to coastal hazards.

Nationally, the U.S. Government, including the U.S. Congress, the Federal Emergency
Management Agency (FEMA) and the NFIP are concerned with the extensive amount of damage
caused by both coastal and riverine flooding and the consequent amount of federal disaster
assistance. As a result, the federal government has encouraged states and municipalities to
prepare a Flood Hazard Mitigation Plan to identify ways to reduce the risk from flooding and
perhaps eliminate flood hazards. In some communities where flooding conditions are significant,
disaster assistance in the future may not be available unless a community prepares and follows a
Flood Hazard Mitigation Plan. Such a plan provides the community with a pathway to receive
federal assistance for implementation activities designed around specific mitigation projects.
Flood mitigation and adaptation planning involves a technical analysis of the existing
conditions relating t o th e flooding conditions and a review of alternative strategies that are
practical, realistic and achievable for the Town. The strategy provides the Town with direction as
to preferred actions the Town can take to reduce and prevent damage to property, life and natural
resources and thus enhance the overall quality of life for residents and visitors to Wells.
Flood hazard mitigation and adaptation techniques can vary, but may include:
► More restrictive floodplain development standards designed to reduce the risk from

flooding in a Special Flood Hazard Area (SFHA) and areas vulnerable to storm surge and
sea level rise.
► Land use plans that discourage public and private investments in floodplains and areas vulnerable to
storm surge and sea level rise.
► Priority mitigation projects such as acquisition, relocation, flood retrofitting, drainage
improvements and seawall protection.
► Flood retrofitting improvements to residential buildings.
► Public education efforts that stress the benefits of using coastal natural resources to buffer
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the affectseffects of coastal storms, and surges, and sea level rise.
► Public education efforts geared to property owners as to the actions they can take to protect
themselves and their property from flood damage.
Plan Benefits and Implementation
Several benefits accrue to the Town from participation in a flood hazard mitigation planning
program. The primary benefit is to encourage public safety by reducing damage to personal
property and harm to residents and visitors. Examples include retrofitting homes so that they are
flood resistant and retrofitting bridges so damage is lessened. Mitigation and adaptation activities
can reduce storm impacts including the cost of post-disaster clean up and recovery.
Formal adoption and implementation of the Plan enables the Town of Wells to secure additional credit
points in the NFIP sponsored Community Rating System (CRS). The Town currently does not participates
in the CRS, but did in the past. The CRS recognizes the community’s efforts that go beyondthe minimum
NFIP requirements of flood plain management by reducing the flood insurance premiums for property
owners located in the Special Flood Hazard Area (SFHA). The discounts provide an incentive for the Town
and the property owners to become involved in new flood mitigation activities and flood plain planning and
preparedness activities.
FEMA recently updated the NFIP methodology used to determine flood insurance premiums through the
implementation of a new pricing methodology called Risk Rating 2.0. The methodology is aimed at
developing insurance rates that are actuarily sound, equitable, easier to understand and better reflect a
property’s flood risk. For some flood insurance policy holders, that means an increase in their annual
premium payment. As of May 2021, Wells had the greatest number of NFIP flood insurance policies in
effect as well as the highest insurance premium prices of not only all communities in York County, but in
the entire state of Maine. Since 1978, Wells property owners have filed the greatest number of NFIP flood
insurance claims of all municipalities in the entire state, and the number of claims is nearly double that of
the York County community with the second highest claim number. Additionally, Wells property owners
have the 3rd highest payment amount for flood insurance claims in the entire state. As sea levels continue to
rise, precipitation events become more intense, and storms occur more frequently, costly damage to homes
will not only continue, but intensify, and more properties and people within Wells will be at risk of
flooding. Wells’ renewal of its participation in the CRS program would help to offset potential flood
insurance costs for property owners and help the Town continue its flood mitigation and adaptation efforts.
Preparation and implementation of the Plan increases the Town of Wells’ opportunities for
additional federal assistance including FEMA’s pre-disaster Flood Mitigation Assistance Program
and its post-disaster Hazard Mitigation Grant Program. The Maine Emergency Management
Agency provides a priority in its grant programs to communities who have prepared a
comprehensive and well designedwell- designed Flood Hazard Mitigation Plan. Pre-planning
activities enable the post-disaster and recovery efforts to operate in a smooth and efficient manner.
In addition to building support for implementation activities, the Plan advances the community
outreach and public education component of the flood mitigation effort.
Plan Scope
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The scope of this Plan includes the entire land area contained within the boundaries of the Town of
Wells, Maine. The Plan pays special attention to the Little River, Ogunquit River, Webhannet
River, Merriland River, Wells Bay and the coastal areas of Wells. The effective Flood Insurance
Study (FIS) and the accompanying Flood Insurance Rate Map (FIRM), prepared for the Town of
Wells by the Federal Emergency Management Agency was very helpful inused for the preparation
of the Plan. Additionally, maps depicting the inundation extent of sea level rise projections and
storm surge were considered in the development of the Plan to ensure it addresses both existing
and future flood hazards. While this Plan addresses flooding concerns in Wells, Maine, the Town
recognizes the benefits of coordinating floodplain management activities with its neighboring
communities.
Note: Maps showing inundation and impacts of sea level rise and storm surge have been prepared for
Wells through the Tides, Taxes, and New Tactics Project, New England Climate Adaptation Project,
and the SMPDC-led regional economic resilience planning project. Those maps can be utilized to
inform the policies and implementation policies.
Policies and Implementation Strategies
The Comprehensive Plan’s Flood Hazard Mitigation and Adaptation Policies and Implementation
Strategies section describes the goals, policies, standards and implementation strategies related to
mitigating and adapting to flood hazards in Wells. Integrating flood risk, climate change
considerations, and coastal flood resilience strategies into municipal planning, policies,
expenditures, and infrastructure decisions will help to protect people, physical infrastructure, and
public investments. Future development should be guided away from flood-prone areas and
redevelopment should incorporate flood risk reduction measures to protect people and property.

Goals
State Goal:
Each municipality shall prevent inappropriate development in natural hazard areas, including flood
plainsfloodplains and areas of high erosion. (Maine Growth Management Act)
Growth Management Program Goals:
F. To 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.
N. To plan for the effects of the rise in sea level on buildings, transportation
infrastructure, sewage treatment facilities and other relevant state, regional,
municipal or privately held infrastructure, property or resources.
Wells Goals:
1.
Identify and protect existing populations, buildings and facilities, which are at risk due to
potential flooding conditions associated with existing and future flood hazards, including
sea level rise and storm surge.
2.
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Reduce the potential damage to both private and public property due to flooding
conditions associated with existing and future flood hazards, including sea level rise and
storm surge.
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3.

Identify specific land use policies, projects and programs that will mitigate and reduce
future flood related damages and adapt to future flood conditions, including sea level rise
and storm surge. Note: This suggestion is based on public comments from outreach
and engagement efforts for the Comprehensive Plan update.

4.

Recommend specific actions the Town should take to mitigate and reduce damages
caused by coastal and riverine flooding, storm surge, and sea level rise.

5.

Qualify the Town of Wells for federal flood mitigation grant assistance, which can assist
in the Plan’s implementation. Has this been done?

6.

Involve local officials, affected property owners and the general public in the Plan’s
preparation so that broad acceptance is achieved.

7.

Conduct a public education and outreach program to inform the public about the risks
associated with development in the floodplain and areas vulnerable to storm surge and
sea level rise.

7.8. Conduct an education and outreach program to inform the public about climate changerelated flood hazards and associated impacts to Wells. Note: This suggestion is based on
public comments from outreach and engagement efforts for the Comprehensive
Plan update.
8.9. Protect and preserve the natural and beneficial functions of floodplains and coastal areas subject to
existing and future flood hazards.

Policies
To achieve these goals, it is the policy of the Town of Wells to:
1.

Ensure that an accurate inventory of the properties located in the Special Flood Hazard
Area is completed and maintained.

1.2. Conduct an inventory of properties and infrastructure located in areas subject to sea level
rise and storm surge impacts based on the scenarios recommended for planning purposes
by the Maine Four-Year Plan for Climate Action.
2.3. Review the Town’s local land use regulations on a regular basis to ensure they are
consistent with the latest National Flood Insurance Program and any other requirements
and reduce hazardous floodplain flood plain risks.
4.
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Review the Town’s land use regulations to identify opportunities for incorporating
measures and standards that increase the resilience of development to flooding and
provide enhanced flood risk reduction for areas vulnerable to future flood hazards,
including sea level rise and storm surge. Note: This suggestion is based on public
comments from outreach and engagement efforts for the Comprehensive Plan
15 ‐ 5

update.
3.5. Provide incentives for property owners in the flood plain floodplain area and areas
vulnerable to existing and future flooding, including sea level rise and storm surge, to
properly floodproof their properties and to make their properties more flood damage
resistant.
4.6. Ensure that improvements to existing public investments are built to minimize potential
damage from existing flooding and future flood hazards, including sea level rise and
storm surge, situations through proper stormwater management and floodplain
management practices.
5.7. Identify flood hazard mitigation and adaptation projects in consultation with local, state
and federal officials, property owners and the community at large.
6.8. Identify and seek assistance from federal, state and local sources for flood hazard
mitigation and adaptation projects.
7.9. Educate property owners in the flood plain floodplain and areas vulnerable to future flood
hazards, including sea level rise and storm surge, and the community at large about the
risks of building in those the flood plain areas and techniques to reduce the risks.
8.10. Examine the potential for financial incentives to landowners in the flood plainfloodplain
area and areas subject to future flooding, including sea level rise and storm surge,
through state or federal programs for maintaining their property in open space.
11.

Discourage new public and private investment in the floodplain area and areas vulnerable
to future flooding, including sea level rise and storm surge, that would encourage
growth in those areas.

9.12. Partner with neighboring municipalities to assess and address flood hazards and
undertake flood adaptation and resilience planning initiatives and projects.

Standards
To achieve these policies, the following are Town of Wells’ standards to guide development:
1.
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See existing Wells Floodplain Management ordinance.
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Implementation Strategies
Note: Wells’ reports from recent coastal flooding projects, including the New England
Climate Adaptation Project, Tides, Taxes, and New Tactics project, and Flood Resilience
Checklist process, should be reviewed for policies, strategies, and actions.
Planning
Establish a Flood Hazard Mitigation and Adaptation Committee to ensure the Plan
remains current. Review this Plan once a year and update it every three years.
Question: Is this Plan being updating on a regular basis?

Prevention
Prevention activities include planning and zoning, open space preservation, floodplain
development regulations, stormwater management, drainage improvements and predisaster mitigation activities.
Land Use Planning Activities
1.
Identify local and state policies, programs and practices that directly or
indirectly promote growth and development in the Special Flood Hazard Area
and areas subject to future flood hazards and increase the potential for coastal
damage due to flooding conditions. Once these policies and programs have
been updated, recommend policy and regulatory changes that will discourage
growth and development in the Special Flood Hazard Area and areas
vulnerable to future flood hazards, including sea level rise and storm surge.
2.

Work with local, state, and federal conservation organizations such as the U.S.
Fish and Wildlife Service to identify and, acquire, and conserve parcels in the
Special Flood Hazard Area and those in areas vulnerable to future flood
hazards that have the potential to reduce the risk from flooding.

3.

Consider the inclusion of a floodplain management and sea level rise criteria
as the Town formulates its open space strategy for management and
acquisition of open space lands to promote conservation of areas vulnerable to
flooding. Note: This suggestion is based on public comments from
outreach and engagement efforts for the Comprehensive Plan update.

4.

Amend the Town’s Floodplain Management Ordinance (Chapter 115) to be
consistent with State requirements after the Town has adopted accepted the
new Flood Insurance Study (FIS) and Flood Insurance Rate Map (FIRM).
Incorporate enhanced flood resilience measures and standards for
development in the Floodplain Management Ordinance that exceed the
minimum State requirements.

5.

Review the findings and conclusions of the Wells Bay Planning Committee to
determine what recommendations should be included in the Town’s floodplain
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management program and public education activities.
Note: The following suggestions are based on public comments from outreach
and engagement efforts for the Comprehensive Plan update.
5.6. Amend the Town’s land use ordinances to include flood resilience measures
and standards and direct development away from areas that are vulnerable to
existing and future flood hazards.
6.7. Amend the Town’s land use ordinances to promote land conservation and
protection of open space, especially for subdivisions and large developments.
7.8. Increase setbacks for all waterbodies to accommodate climate change impacts,
including storms of increasing intensity and frequency and sea level rise.
8.9. Consider implementing a land bank program to support land conservation,
especially in areas vulnerable to existing and future flood hazards and areas
that can support landward migration of critical natural resources, such as
saltmarshes, to address the impacts of climate change.
9.10.
Stormwater management and drainage improvements
1. Conduct an inventory of all culverts, and bridgesculverts, bridges, and
stormwater infrastructure components to determine their adequacy to handle the
100-year flood event i.e., determine their capability to provide for the efficient
runoff of peak stormwater discharge and to prevent localized flooding
conditions.
2. Seek the assistance and cooperation of landowners to gain access to drainage
ways so debris can be removed to improve drainage. Because the existing
drainage ways have become plugged over time and there is a 1 to 1 ½ feet
change in elevation, some coastal areas experience minor and, on occasion,
moderate flood conditions. This should restore tosome degree the drainage
system function.
3. Initiate a regular program to clean out and maintain existing catch basins on
public lands orrights-of-way so that they can retain an adequate amount of water
during periods of peak discharge.
4. Ensure that all proposed developments have an acceptable stormwater retention
plan and drainage plan as part of the subdivision and site plan review process.
5. Adopt regulations for stormwater management and ensure they account for climate
change and expected increases in precipitation frequency and intensity.
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6. Conduct an assessment of the impacts of sea level rise, storm surge, and more frequent
and intense precipitation events on stormwater infrastructure.
7. Require new and redevelopment to employ low impact development measures for
stormwater management. Note: This suggestion is based on public comments from
outreach and engagement efforts for the Comprehensive Plan update.
8. Use Stream Smart principles when designing culvert upgrades and replacements.
9. Investigate establishing a municipal fund to support infrastructure improvements that
enhance the community’s resilience to coastal and flood hazards.
Property Protection
1. Property protection activities include relocation, acquisition, demolition,
building elevation, floodretrofittingflood retrofitting, retrofitting and insurance.
The Town should consider focusing its initial efforts on the seven repetitive loss
properties.
2. Conduct a flood hazard audit and analysis of the seven repetitive loss properties
located on Atlantic and Ocean Avenues, and Webhannet Drive, and other floodprone areas of town to determine how the risks can be reduced.
3. Ensure that all critical public facilities such as the Wells Sanitary Sewer District
facilities and the KKW’s water system plant are properly floodproofed to
prevent the infiltration of floodwaters. These facilities should be adequately
insured against the risk of flood damage.
4. Identify residential and commercial properties in the Special Flood Hazard Area
and areas vulnerable to storm surge and sea level rise that would be appropriate
candidates for structural improvements such as elevation and retrofitting to
reduce the risk of flood damage.
5. Work with property owners within the floodplain to identify loan programs for
floodproofing or other appropriate mitigation activities for structures located
within the Special Flood Hazard Area.
5.6.Work with FEMA, conservation groups, the U.S. Fish and Wildlife Program,
other appropriate partners and property owners to identify and pursue
opportunities to purchase properties repeatedly damaged by flood hazards and
conserve them as open space. Note: This suggestion is based on public
comments from outreach and engagement efforts for the Comprehensive
Plan update
6.7.Initiate a pilot mitigation program to provide additional incentives for
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residential and commercial buildings located in the flood hazard area and areas
vulnerable to sea level rise. For example, if a sufficient number of projects were
generated in a localized area, a local contractor may be able to offer a discount
to property owners who wish to elevate or retrofit their structures.
Natural Resource Protection
(Natural resource protection includes dune stabilization, beach nourishment,
wetlandprotection, and erosion and sediment control measures and best
management practices.)
1.

1.
Seek engineering assistance to review the Town’s practice of relocating
sand to the eroded beach area at the beginning of Laudholm Beach at the
northeastern part of Drake’s Island.

2.

Work with state and federal partners to evaluate the feasibility of beach
nourishment though the beneficial reuse of dredged material where
appropriate.

3.

Conduct an assessment of how Wells’ beaches and other coastal resources will
be impacted by sea level rise and increasing erosion.

4.

Work with regional, state, and federal partners to investigate opportunities to
protect natural resources and areas that provide natural flood mitigation
benefits.

5.

Preserve and protect natural wetland and coastal waterbody buffers through
zoning, increased regulatory setbacks for development and land conservation.
Note: This suggestion is based on public comments from outreach and
engagement efforts for the Comprehensive Plan update.

Emergency Services
(Emergency services include flood warning, flood response, critical facilities and public
health and safety maintenance.)
1.

Review and update the Town’s local Emergency Response Plan. Since the
Plan was first prepared, changes in land use have occurred with new
commercial and industrial development, and in the emergency planning
context, such as the flood warning notification system, the updated evacuation
plans and the Emergency Alert System (EAS). An updated Emergency
Response Plan should reflect these changes.

2.

Conduct a tabletop flood response drill once a year to test the notification and
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communication procedures, the responders’ knowledge of their procedures
and the extentof local resources such as sandbags, barricades, generators and
shelters.
3.

Complete evacuation route signage.

4.

Provide additional support to the Town’s Emergency Management Director in
the form of a computer and part time administrative assistance.

Structural Projects
(Structural projects include seawalls, floodwalls and beach nourishment.)
1.

Continue to repair and improve the seawall footing along Webhannet Drive by
placing sheet pile facade in from the existing seawall. This project provides
protection from storm and flood damage to properties along Webhannet Drive.
The project should continue for approximately 1,500 feet at an estimated cost
of $1,600,000. This project should be completed over a 5 to 7 year period.
Is this still a strategy the updated Comprehensive Plan should reference?

2.

Monitor the results of the recently completed beach nourishment program so
that minor alterations can be made, as needed.

Public Information and Engagement
(As one of the initial members in the Community Rating System (CRS) program, Wells
has been was previously active in various public information and education programs
associated with an effective floodplain management program.) The Town should
continue education and engagement efforts regarding flood hazards facing Wells and
flood mitigation and adaptation. Public engagement includes information campaigns,
education and outreach programs, community discussions, and technical assistance.
1.

Initiate public information and engagement activities including providing:
a. FIRM map information
b. Sea level rise and storm surge hazards, impacts, and community vulnerability
information
b.c. Technical assistance on the floodplain regulations and flood mitigation activities
c.d. Information at the library
d.e. Outreach projects
e.f. Real estate disclosure
g. Environmental education
f.h. Flood mitigation actions that property owners can implement to protect their homes
and businesses.
i. Coordination with adjacent communities.
g.j. Opportunities for residents and property owners to share their flood hazard
knowledge, concerns, and experiences, as well as ideas for flood adaptation and
mitigation activities, with town officials.
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Note: This suggestion is based on public comments from outreach and
engagement efforts for the Comprehensive Plan update.
2.

Prepare a public information brochure that describes in detail the
comprehensive nature of the Town’s floodplain management program, flood
resilience, and sea level rise adaptation activities. Note: This suggestion is
based on public comments from outreach and engagement efforts for the
Comprehensive Plan update.

3.

Establish a committee of concerned flood hazard property owners who are
advocates of the Town’s floodplain management and flood adaptation and
resilience efforts. Use the committee as a sounding board for new ideas and
initiatives regarding an effective floodplain management and climate change
resilience program. Note: This suggestion is based on public comments
from outreach and engagement efforts for the Comprehensive Plan
update.

4.

Use the community cable access program to publicize the Town’s floodplain
management programs and sea level rise adaptation and resilience efforts.
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Chapter 16 – Planning and Management
Policies and Strategies
Introduction
The Comprehensive Plan’s Planning and Management Policies and Strategies
describe goals,policies, standards and implementation strategies related to Town
planning and management. The intent of this section is to ensure coordination
across the many topics and needs addressed in this planning document. Wells is
committed to the holistic implementation of this Plan, and that will require the
ongoing coordination of municipal boards, committees, and professional staff
throughout the implementation phase of this planning process.

Goals
State Goal:
Plan for, finance and develop an efficient system of public services to
accommodate anticipated 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.
Wells Goals:
1.
Promote a pattern of growth and development that allows for cost effective
delivery of services that is consistent with the needs and fiscal capacity of the
Town.
2.

Program public facility improvements through a Capital Improvement Program
based upon the policies and actions of the Comprehensive Plan and its updates.
Ensure adequate planning to mitigate civil emergencies.

3.

Continue to upgrade the professional and voluntary planning and management
capability of the Town to plan for the future and regulate the quality of new
development.

4.

Maintain inter-community communications among the Town departments,
Town committees and commissions and other levels of government.

Policies
To achieve these goals, it is the policy of the Town of Wells to:
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1.

Promote a pattern of growth and development that discourages sprawl and is
consistent with the policies on land use, that allows for cost effective delivery
of services consistent with the needs of Wells.

2.

Maintain and enhance the Town facilities and services to provide for the health
and safetyof the Town’s residents.

3.

Encourage public/private cooperation in planning for, and financing,
improvements to theTown’s public facilities.

4.

Ensure all students have the opportunities to receive the best possible and
affordable education so they acquire the necessary skills and knowledge to
make a positive contribution to the community.

5.

Promote sustainable resource use by all Town departments.

6.1. Maintain inter-community communications among the Town departments,
town committees and commissions and other levels of government.
7.2. Provide adequate, high quality staff support to the Town's various boards and
commissions to inform and guide their efforts.
8.3. Support the enforcement of the Town's land use regulations in a fair and
equitable manner.
9.

Develop a program for working with the School District on planning for future
school needs.

10.4. Encourage educational programs about Town planning and management for
volunteers of all ages involved that incorporate a variety of community
resources including conservation lands, historic resources, community facilities
and local business.

Standards
To achieve these policies, the following are Town of Wells’ standards to guide development:
1.
(To be developed in future update.)An Annual Meeting will be held with
representatives of all municipal boards, committees, and town staff from each department.
2.

Comprehensive Plan Implementation Matrix

Implementation Strategies
1.
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Maintain a coordinated, accurate system for data management that allows for
efficient transfer of uniform data and information from one department to

2

another including geographic information.
2.

2 Monitor the space needs of Town Hall and consider a future plan for
efficient use or expansion or reconfiguration of Town facilities as the need
arises to ensure high quality and efficient level of service.

3.

Continue to review the needs of all other community facilities to determine the
need for replacement or additions including, but not limited to: fire substations,
police station, highway department and recreational facilities.

4.

Continue to monitor all town-owned properties and resources to ensure that
there is a program for ongoing capital maintenance, repairs and acquisition.

5.

Program public facility improvements through a Capital Improvement
Program (CIP) thatis based upon the Comprehensive Plan’s policies and
implementation strategies and an appropriate system of priorities.

6.2. Develop and implement Town planning and management educational programs
for volunteers of all ages involved in the business of the community which use
a variety of community resources including conservation lands, historic
resources, community facilities and local businesses.
3.

Establish a monthly municipal newsletter that includes inter-department/interboard newsletter to communicate appropriate information to be shared among
the Town departments and town committees and commissionswith the general
public.

7.4. Host an annual meeting of all municipal boards, committees, and department
staff to share updates on the work being completed by each entity and priorities
in the year ahead that relate to the implementation of this Plan.
8.

Conserve the Town's financial and environmental resources through group
purchasing and waste reduction and recycling.

9.5. Work directly with the businesses and community groups of Wells to
determine areas where cost sharing for municipal facilities and services
may be appropriate.
6.

Establish a continuing program for re-monitoring and evaluating the policies
and implementing the programs established by the this Comprehensive Plan.

10.7. Communicate the results of the coordinated implementation of this
Comprehensive Plan to the public, and engage them in this process ahead of
critical votes or requests for financial support.
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Chapter 17 – Regional Coordination Policies and
Strategies
The Comprehensive Plan’s Regional Coordination Policies and Strategies describe
goals,policies, standards and implementation strategies related to regional
coordination. These regional coordination efforts are intended to manage the shared
resources and infrastructure in Wells and the surrounding communities. This
includes but is not limited to surface waters, aquifers, coastal resources, housing
opportunities, and transportation facilities. Given the demand on transportation
infrastructure, the need for a range of housing solutions, and the impact of
development and sea-level rise on resources regionally Wells will benefit greatly
from this regional collaboration.

Goals
State Goal:
Cooperate with local, regional and federal agencies and organizations to continually
improve planning and resource management.
Regional Goal:
Cooperate with local, State, regional, Federal, and other agencies to
continually improveplanning and management.
Wells Goals:
Coordinate with Federal, State regional and local agencies and organizations to continually
improve the planning and management of Wells and the many resources within while
meeting civic needs.

Policies
To implement these goals, it is the policy of the Town of Wells to:
1. Work with appropriate Federal, State, regional and local agencies and
organizations to implement the goals, policies, and implementation strategies
related to the land use, transportation, housing, natural resources, economic
development, marine resources and other issues addressed in this
Comprehensive Plan.

Implementation Strategies
1.

Continue the cooperative relationship with the Wells National Estuarine
Research Reserve to expand the water quality monitoring program.

2.

Work with adjacent communities to maintain or improve water quality
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standards for surface waters that occur in more than one community.
Specifically, work with the Towns of Sanford and Kennebunk to undertake
policies and programs for the protection of the Branch Brook watershed and
aquifer.
3.

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.

4.

Work cooperatively with the US Fish and Wildlife, the Maine Inland Fisheries
and Wildlife Department, and other local, State and Federal agencies to manage
and protect high value habitat and areas for significant habitat and rare and
endangered species while addressing the realities of climate change and its
impact on these resources and other infrastructure in Wells.

5.

Continue to work with the Department of Marine Resources, the Wells National
Estuarine Research Reserve and the Maine Department of Environmental
Protection to ensure the viability of the recreational shellfish harvesting
program and prohibit any commercial harvesting.

6.

Actively participate with the Maine Department of Transportation on any all
active projects in Town including thewhile advocating for a comprehensive US
Route 1 Corridor Study, and on the implementing the Route 109 Improvement
Program between Exit 19 and the High Pine area.

7.

Work cooperatively with the MDOT to ensure that there is proper planning and
implementation of any all projects in TownWells, and that a “complete and
green streets” approach is incorporated.

8.

Participate in the MDOT Regional Needs Assessment process in order to
coordinate local transportation planning with the regional and State efforts, and
to become aware of funding and program opportunities.

9.

Work cooperatively with the Maine Turnpike Authority for to attract and retain
a major bus company to provide Boston to Portland bus service with stops in
Wells.

10.

Establish an ongoing dialogue with all utility providers to ensure that they are
aware of the growth area designations, as well sea-level rise projections,
complete street policies, andas the other policies of established in this Plan.

11.

Work cooperatively with other Towns to help implement the regional Eastern
Trail system.

12.

Work cooperatively with the Maine Department of Transportation for a new
Turnpike interchange between Wells and Ogunquit to ease traffic congestion on
Route 1.
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13.

Continue to work with the Town of Sanford on the Route 109 corridor study
andto implement its the recommendations when completeof the Route 109
Corridor Study.

13.

Participate in regional approaches within York County that address housing
choice and the creation of workforce housing options that fit with the Visions
of the communities involved.
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FUTURE LAND USE PLANNING – WELLS 2022 COMPREHENSIVE PLAN UPDATE
1

Recommendation: Hall Property as
Critical Rural Area

2005 Future Land Use Map

The recently conserved Hall Property could be
added to “Critical Rural Areas.”

2
Question: Transitional Areas
How would the committee like to address
limiting growth west of I-95? Public feedback
indicated controlling growth is essential to
preserving the rural character of Wells.
Example: The Town recently acquired a new
parcel for conservation directly adjacent
(northwest corner) to transitional zone T4
Hobbs Farm – would the committee like to
consider removing T4 from transitional areas?

3

Recommendation: Designate a Future
Downtown Area Through Transitional
Zoning
Public feedback indicated creating a Wells
“Downtown” could help manage future
growth and create a town center. Is the
committee interested in designating a
downtown area as a future growth area
(transitional zone)?

4

Recommendation: Direct Growth Away
from Coastal Flood Hazard Areas
Growth in flood hazard areas should be
discouraged. The flood hazard areas are
currently located in “Developed Growth
Areas” – areas with little space left for new
growth, but infill development, incremental
growth, changes in use, or redevelopment
could occur. How would the committee like to
address this in the future land use plan?

5

Question: Critical Rural Areas
Are there any other changes to critical rural
areas the committee would like to see?

6Question: Greenways
Should the map show existing and proposed
Eastern Trail? Any other “greenways?”

Graphic created for preliminary discussion of Future Land Use Planning for the 2022 Wells Comprehensive Plan
Update. Created by FB Environmental.

Wells CPUC Editing Matrix--WEAC-JQ--Regional Coordination, Chapter 17 (using 2005 Comp Plan)
Commenter's
Name:

Document
Name:

WEAC - JQ

Regional
Coordination
Regional
Coordination

WEAC - JQ

Page #: Paragraph #:
76

under "Wells'
Goals"
77 (of under
2005 CP) "Implementation
Strategies", add #
14

Your comment or question:
add "and to coordinate a response and share resources for climate change adaptation
and mitigation."
14. Involve Wells in regional discussions in which municipal officials can compare notes
and share solutions to challenges they face in supporting the transition towards clean
energy sources. Elevate the importance of energy conservation and carbon emission
reduction in all local and regional planning.

Wells CPUC Editing Matrix--WEAC-JL--Chapter 13 Public Utilities Policies and Strategies (using 2005 CP)
Commenter' Document

Page #:

Paragraph #: Your comment or question:

WEAC-JL

(see above)

61, "Wells
Goals"

"1. Strictly protect the Wells portion of the Branch Brook Aquifer and
Watershed, acknowledging that it is an essential environmental
identity.
2. Work cooperatively with the water and sewer districts to provide
appropriate levels of service to meet current needs, as well as future
needs, in the Town’s growth areas. Future needs include topics of sea
level rise and acidification
3. Work cooperatively with the water and sewer districts to restrict and
minimize extension of water and sewer service into those areas of Wells
that are designated as low growth or rural areas.
4. Work cooperatively with providers of utilities such as telephone/data,
cable, gas and electricity to ensure the type, location, size, scope, quality
and accessibility are consistent with the growth, land use, design,
community character and other policies of this Plan to meet the needs of
the community. These utility types look forward towards renewable
sources like Solar, Wind, Geothermal, and any sustainable energy
categories."

WEAC-JL

(see above)

61, "Policies" item 2

"2. Continue to support the use of impact fees by the water and sanitary
districts to fund enlargement and expansion of their systems. Impact as a
category must include specifically not just water and energy but all
emissions and/or waste materials created by the utility system."

WEAC-JL

(see above)

62, "Policies" item 7

WEAC-JL

(see above)

62, "Policies" item 8

"7. Continue to explore, research, and implement methods to reduce, reuse and re-cycle Town waste. Re-use or repurpose of waste can and
should be utilized for sectors such as energy production,
construction, and agricultural growth."
"8. Ensure that the location and installation of utilities are consistent with
Town appearance and character goals and polices. Environmental
impact is equally crucial in choosing locations."

WEAC-JL

(see above)

62,
item 4
"Implementation
Strategies"

"4. Continue to review the Town’s land use regulations to ensure the
quality of the ground and surface waters are protected through the
proper management of wastewater and stormwater from residential,
commercial and community sources. In addition to quality, the
efficiency of resource utilization and management supports a
sustainable system."

WEAC-JL

(see above)

"5. Prepare a specific Development Plan for drainage that maximizes
water saving and reduces environmental impact."

WEAC-JL

(see above)

62,
item 5
"Implementation
Strategies"
63,
Item 8
"Implementation
Strategies"

"8. Continue to explore and implement methods to reduce, re-use and recycle Town waste. Support legislation that holds manufacturers and
sellers of waste products accountable and taxable rather than just
customers."

Wells CPUC Editing Matrix--WEAC-LGA--Public Facilities, Chapter 11 (using 2005 CP)
Commenter's Name:

Document Name:

Lisa Gatti-Arnold

Chp 11 Public Facilities
and Services Policies and
Strategies
Chp 11 Public Facilities
and Services Policies and
Strategies
Chp 11 Public Facilities
and Services Policies and
Strategies
Chp 11 Public Facilities
and Services Policies and
Strategies

55 Wells Goals #1 Add "and consistent with policies that are consistent with Wells' climate
change mitigation and adaptation policies and goals."

56 Policies #1

Add "that is consistent with the need to greatly reduce carbon emissions
through high energy efficiency and all-electric energy. Add from Maine
Statute 4312: that "protect[s] the State's other critical natural resources,
including without limitation, wetlands, wildlife and fisheries habitat, sand
dunes, shorelands, scenic vistas and unique natural areas" AND "protect[s]
the quality and manage the quantity of the State's water resources,
including lakes, aquifers, great ponds, estuaries, rivers and coastal areas"

Lisa Gatti-Arnold

Chp 11 Public Facilities
and Services Policies and
Strategies

56 Policies #2

add from Maine Statute 4312: "To promote and protect the availability of
outdoor recreation opportunities for all Maine citizens, including access to
surface waters." Include bicycling and walking trails. Add develop policies
that accommodate older adults with aging in place and that encourage the
creation of age-friendly communities

Lisa Gatti-Arnold

Chp 11 Public Facilities
and Services Policies and
Strategies
Chp 11 Public Facilities
and Services Policies and
Strategies

56 Policies #3

add, improvements to facilities should strive to be electric/net zero or
very high efficiency

Lisa Gatti-Arnold

Lisa Gatti-Arnold

Lisa Gatti-Arnold

Lisa Gatti-Arnold

Lisa Gatti-Arnold

Chp 11 Public Facilities
and Services Policies and
Strategies

Page #:

Paragraph #: Your comment or question:

55 Wells Goals #5 Add "Provide educational programs about Wells' climate change
mitigation and adaptation policies and goals."
55 Wells Goals #6 add, "including emergencies that are caused by climate change, e.g.,
flooding, drought."

56 Policies #8

add, Adding bicycling and walking paths will alleviate parking and support
facilities. Parking design to accommodate expected future rainfall changes
due to climate change. Provide public EV charging and adequate bike
racks.
56 Add Policies #9 "To plan for the effects of the rise in sea level on buildings, transportation
infrastructure, sewage treatment facilities and other relevant state,
regional, municipal or privately held infrastructure, property or
resources."

Lisa Gatti-Arnold

Lisa Gatti-Arnold

Lisa Gatti-Arnold

Lisa Gatti-Arnold

Lisa Gatti-Arnold

Lisa Gatti-Arnold

Chp 11 Public Facilities
and Services Policies and
Strategies
Chp 11 Public Facilities
and Services Policies and
Strategies

56 Standards, Add A Climate Action Plan will be implemented to guide Wells" climate
#3
adaptation and mitigation.
56 Implementation #1, 2, 3

Add all facilities should incorporate conversion to electric, net zero,
and/or high efficiency utilities and infrastructure as building require
updating, expansion, repair; or as new buildings are being considered.

Chp 11 Public Facilities
and Services Policies and
Strategies
Chp 11 Public Facilities
and Services Policies and
Strategies
Chp 11 Public Facilities
and Services Policies and
Strategies
Chp 11 Public Facilities
and Services Policies and
Strategies

57 Implementation #7

add, including residential recycling

57 Implementation #8

add "work with business and community groups to educate Wells' climate
adaptation and mitigation policies and goals and to develop a plan to track
and reduce food waste."
Add all facilities should incorporate conversion to electric, net zero,
and/or high efficiency utilities and infrastructure as building require
updating, repair; or as new buildings are being considered.
Enact policies in alignment with the Wells Conservation Commission
recommendations to the CPUC (dated 1/11/22)

57 Parks

57 Public Lands

Wells CPUC Editing Matrix--WEAC-BW--Vision, Chapter 1 (using copy sent by Steve Whitman 2/8/22)
Commenter's Name:

Document

Page #: Paragraph #: Your comment or question:

WEAC-BW

Vision,
Chapter 1

1

under
"Housing"

Wells has required new houses to be very low carbon to net zero through
energy efficiency and all electric heating. Wells has incentivized EV
charging and solar panels in new homes. Wells provides for a percentage
of it's new housing stock to be affordable for low and middle-income
residents. These percentages align with the percent of Wells' population
in those categories.

WEAC-BW

Vision,
Chapter 1

2

under
"Transportation"

In recognition that we must do our part to get to net zero carbon
emissions, Wells has incentivized electric vehicles, replaced the Town's
vehicles with electric vehicles. Wells public transport is provided by
electric trolleys and buses. Wells has developed walking and biking paths
to encourage the use of non-motorized transportation thereby increasing
health and social engagement. Wells has developed a network of public
EV charging facilities to serve it's residents and visitors.

WEAC-BW

Vision,
Chapter 1

2

WEAC-BW

Vision,
Chapter 1

2

under
"Economic
Development"
under "Coastal
Impacts and
Natural
Hazards"

Wells fosters economic growth that is in alignment with it's carbon
reduction goals and it's goals to protect natural resources from current
and future climate change impacts.
Wells has a Climate Action Plan, a committee focused on climate change
adaptation and mitigation, and a sustainability coordinator. Many
neighboring towns have taken these steps in the early 2020's and Wells
can now coordinate with them.

WEAC-BW

Vision,
Chapter 1

2

under "Open Wells has put into practice the recommendations provided by the
Space and
Conservation Commission 1/11/22
Conservation"

