Town of Wells 2020 Comprehensive Plan Update
Chapter 1 Update – Population Policies and Strategies
Chapter 9 Update – Economic Development Policies and
Strategies
Appendix A Inventory and Analysis
Section 1 Update – Economics and Demographics
How to Read this Document:
The consultants hired to work with the Town of Wells are committed to a transparent planning
process and aim to comply with the Town of Wells Chapter 12 Ordinance and other state
requirements. To clearly show what has been updated from the 2005 Comprehensive Plan,
“tracked changes” was used to show what has been deleted from the 2005 section, new
information that has been added, and clarifying questions and comments. New language and
data are shown in red. Deleted language is shown with a strikethrough in red. Old tables are
shown with a red strikethrough and new tables of information were inserted. Questions and
comments are shown in purple. Please note that the analysis sub-section at the end of each
updated Appendix section will be reviewed again once all sections are updated. Crossreferencing sections will help the consultants better revise these analysis findings.
Data Sources:
1. Beach Acres. (n.d.). Retrieved 2021, from https://beachacres.com/
2. Center for Workforce Research and Information . (n.d.). Retrieved from Labor Force
Statistics by Geography : https://www1.maine.gov/labor/cwri/laus1.html
3. Center for Workforce Research and Information . (n.d.). Labor Market Area Definitions .
Retrieved from https://www.maine.gov/labor/cwri/LMADefinitions.html#York
4. Division of Public Health Systems. (2021). Maine Births by Town, County, and State Total
2011 through 2020. Retrieved from Maine Center for Disease Control & Prevention :
https://www.maine.gov/dhhs/mecdc/public-health-systems/dataresearch/data/index.html
5. Duval's RV Park . (n.d.). Retrieved from http://duvals-rvpark.com/contact-us-508-5611565/
6. Maine Revenue Services . (2020). Annual Taxable Sales by Town .
7. Maine Revenue Services . (n.d.). Definitions of Economic Summary Areas ("ESAs") and
Districts. Department of Adminstrative and Financial Services.
8. Maine Revenue Services. (2021). Monthly Taxable Sales by ESA . Department of
Adminstrative and Financial Services .
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9. Meadowledge RV Resort . (n.d.). Retrieved from
https://campmaine.com/directory/meadowledge-rv-resort/
10. Ocean View . (n.d.). Retrieved from https://www.oceanviewcampground.com/camping/
11. Office of the State Economist . (2021). Maine City and Town Population Projections
2038. Maine Department of Adminstrative and Financial Services . Retrieved from
https://www.maine.gov/dafs/economist/demographic-projections
12. Ogunquit Farm RV Park . (n.d.). Retrieved from https://www.ogunquitfarmrvpark.com/
13. Pinederosa Camping Area . (n.d.). Retrieved from https://www.pinederosa.com/faq
14. Riverside Campground . (n.d.). Retrieved from http://www.riversidecampgroundwells.com/
15. Sea-Vu Campground . (n.d.). Retrieved from https://sea-vucampground.com/
16. Sea-Vu South . (n.d.). Retrieved from https://www.sea-vusouth.com/resort-map/
17. Sea-Vu West . (n.d.). Retrieved from https://www.sea-vuwest.com/
18. Southern Maine Planning & Development Comission. (2021). Community Profiles by
Town . Retrieved from SMPDC Southern Maine Planning & Development Commission:
https://smpdc.org/index.asp?SEC=D9FA12CB-109B-47CF-92E90833C811DBC2#3960D2BA-1087-4E02-A810-14657C737609
19. Stadig Campground . (n.d.). Retrieved from https://stadig.com/our-campground/
20. Summer Hill. (n.d.). Retrieved from https://www.summerhillrvpark.com/park-map/
21. Thousand Trails. (n.d.). Moody Beach RV Campground . Retrieved from
https://thousandtrails.com/maine/moody-beach-rv-campground/
22. Town of Wells . (2020). Businesses: Condensed List . Retrieved from
https://www.wellstown.org/DocumentCenter/View/4281/Campground-List?bidId=
23. Town of Wells . (2020). List of Lodging Facilities . Retrieved from
https://www.wellstown.org/DocumentCenter/View/4280/List-of-LodgingFacilities?bidId=
24. United States Census Bureau . (2010, 2019 ). https://www.census.gov.
25. United States Department of Housing and Urban Development. (2011-2020). Housing
Unit Building Permits for Wells Town, ME York County . Retrieved from State of Cities
Data Systems (SOCDS) : https://socds.huduser.gov/permits/
26. Wells Beach Resort . (n.d.). Retrieved from https://wellsbeach.com/sitemap.html
Key Findings:
• Wells population is increasing at a higher rate of growth than any other municipality in
York County. From 2010 to 2020, the population increased by 25.58%. The State
Economist released projections based on data from the 2016 census and projected an
overall increase of 3,038 individuals between 2018 and 2038. This would represent a
28% increase in population.
• There is an aging population in Wells. The median population has increased significantly
in the past few decades.
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o This trend will likely continue and the Town will likely need to evaluate services
offered to support this demographic (such as public transportation), and other
issues, such as housing.
o Some factors that may be contributing to this could be the types of tourist
populations the Town caters to, and the type of opportunities available for
young people. Additionally, I’m wondering if the types of housing available play
into this with the availability of affordable rentals and houses for young families
o One of the questions in the survey, “restrict the development of tourist
attractions designed to appeal primarily to the transient tourist or non-family
travelers, such as nightclubs, bars, amusement parks, and outdoor water slides,”
almost 80% of respondents at least somewhat agreed but this may also play into
some of the struggle with attracting young people to the Town
Only a small percentage of Wells residents are employed within the Town. The overall
percentage of employed residents working within the Town has decreased by 17.5%
between 2010 and 2018. The leading commuting destinations for Wells residents is
York, Portland, Ogunquit, and Kennebunk.
o The types of local jobs available is likely a contributing factor of this trend.
o This may impact the ability for smaller businesses to attract employees.
The seasonal population in Wells is increasing. The peak seasonal population of Wells is
estimated to be 44,79748,409, a 4435% increase since 2004.
o The development of seasonal units and lodging facilities may be contributing to
an increase in housing costs that make it more difficult for both younger people
and the elderly to afford to live in Wells.
o Increased community serve capacity may be needed if the seasonal population
continues to increase at the rate it is.
o The ability of residents to access amenities and activities in the Town is likely
being significantly impacted by seasonal visitors and may need consideration.
o The seasonal populations contribute to traffic issues.
o Overall, the development of seasonal homes, condominiums, cottages, etc. is
likely having a big impact on the Town’s “small town vision and feel,” and who
the economy is being structured to serve.
Retail sales are tracked in Maine at the Economic Summary Area (ESA) Level. Wells is
part of the Kittery ESA. The dominant category of retail sales in this ESA is restaurants
and lodging facilities, which accounted for 54% of all taxable sales in the ESA as of 2019,
and likely even more in Wells.
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Chapter 2 – Population Policies and Strategies
Introduction
The Comprehensive Plan’s Population Policies and Strategies include goals, policies,
standards, and implementation strategies related to the amount and timing of
population growth. The Land Use Policies and Strategies address the location of
population growth.
Wells’ population growth is shaped in part by regional and national growth trends.
An understanding of population trends within a community is important for
developing policies to accommodate change and establish an appropriate direction
for the future. Wells’ population changes and characteristics are due in part to its
geographic location. It is easily accessible from the Maine Turnpike, making it an
attractive location for individuals to live in the town and commute elsewhere. In
addition, Wells’ waterfront location makes it attractive to summer visitors who are a
significant portion of Wells’ seasonal population. See Appendix A for recenttrends
and analysis of population demographics.

Goals
State Goal:
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)
Regional Goal:
(No goal specific to population.)
Wells Goals:
1. Manage the rate of residential and non-residential growth in a manner that maintains the
Town’s rural, small-town character and is consistent with the Town’s ability to
accommodate it.
2. Provide opportunity for a variety of individuals to live in Wells. including young families,
seniors, and people of diverse backgrounds and income levels.
Policies
To achieve these goals, it is the policy of the Town of Wells to:
1. Ensure that residential growth in rural areas is accommodated in suitable locations that
are properly zoned, have appropriate environmental conditions, and allow for provision
of proper access and public services exclusive of water and sewer.
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2. Provide opportunity for higher density residential development in areas that have
appropriate community facilities and services, including public water and sewer.
3. Continue to monitor and manage the rate of residential growth to ensure that such growth
does not unduly strain public facilities and services and not damage the environment.
3.4.Encourage the establishment and growth of commercial establishments and services that
will serve a wide variety of residents. This should include childcare, youth programs and
activities, family-oriented activities and entertainment, and senior programming and
support.
Standards
To achieve these policies, the following are Town of Wells’ standards to guide development:
1. Limit population growth to 132 dwelling units per year set forth in the existing
WellsResidential Growth and Land Use ordinances.
2. Establish different Identify available growth limits management strategies for areas
identified as growth and non-growth areas in theFuture Land Use Plan (see Chapter 6).
Implementation Strategies
Revise the zoning districts in Rural Areas and requirements for these districts as identified and
described in the Land Use policies in Chapter 6 of this Plan. This section below will be revised
based on any chapter 6 revisions.
1. Adopt the proposed zoning district changes and requirements for the higher density
GrowthAreas that are identified and described in the chapter on Land Use policies.
2. Amend the Residential Growth Management Program to support the growth and nongrowth designations in the Future Land Use Plan (see Chapter 6).
3. Establish a standing Growth Management Committee to review the growth management
ordinance on an ongoing basis and make recommendations to the Selectmen. The
Committee shall consider regional growth trends, similar ordinances in surrounding
communities and the long-term capacity of Wells’ municipal facilities and services.

DRAFT Wells Population and Economic Development 10/27/21

5

Chapter 9 – Economic Development Policies and Strategies
Introduction
The Comprehensive Plan’s Economic Development Policies and Strategies describe goals,
policies, standards, and implementation strategies related to economic development in Wells.
Goals
State Goal:
Promote an economic climate that increases job opportunities and economic well-being.
(Growth Management Act)
Regional Goal:
Encourage a diversity of commercial development, and expansion of the economic base
wherever adequate resources and infrastructure support it. How were these regional goals
developed?
Wells Goals:
1. Improve Wells’ economic climate by promoting investment, revenue generation, and
year-round, good quality job opportunities by encouraging the development of diverse
small businesses and industries that are consistent with the community’s small-town
character.
2. Provide suitable areas for low-impact businesses that have access to major transportation
resources such as the Maine Turnpike.
3. Encourage small-scale, neighborhood commercial enterprises in appropriate areas west of
the Route 1 corridor. Need to articulate what types of uses and possible areas in
coordination with the Future Land Use Plan.
4. Foster home occupations and cottage industries that are compatible with the surrounding
neighborhood.
5. Enhance and encourage (non-amusement) tourist-related activities and small scale
developments 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, and water slides.
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’s
existing small-towncommunity vision and 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.
2.3..
3.4.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.
4.5.Provide necessary infrastructure improvements such as off-street municipal parking and
public restrooms in the central area, Route 1 Corridor and Beach areas.
5.6.Provide specific recommendations through outreach and educational programs to
businesses and property owners along the Route 1 Corridor as to how the corridor can
become more visually attractive.
6.7.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.
7.8.Continue to support the viability of forestry, agriculture and extractive industries 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:
(To be developed in future update.)
Implementation Strategies
What are the status of these strategies below?
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.
2. 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. 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. 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. Participate in the Southern Maine Planning and Development Commission (SMPDC)
Southern Maine Regional Economic Development District (SMEDD) for technical and
financial assistance.
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6. 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.
7. Establish a committee to explore ecologically oriented tourist opportunities. Said
committee should include representatives from business and natural resource-oriented
organizations such as the Wells National Estuarine Research Reserve, Laudholm Trust,
Nature Conservancy, Great Works Regional Land Trust, and the Rachel Rachael Carson
National Wildlife Refuge and the Mount Agamenticus Regional Trust.
8. Continue to support the farmers’ market community.
9. Limit residential and commercial development in areas surrounding existing resourcebased industries (see Critical Rural Area standards in Chapter 6).

A. POPULATION
Year-Round Population Trends
In 1900 the population of Wells was approximately 2,000. By 1950 it had reached 2,321. In the
next20 years, Wells had almost doubled its population to 4,448. By 1990In 2000, the Census
reported the population at 9,400 year-round residents living in Wells.,7,778 and Tthe 2010
Census 201000 tabulated it at 9,4009,589, representing about a 2.0150% increase from 198020002000-2010. See Table 1. Although the population increased by 51% from 1970 to 1980, it
slowed to 16%in the 10-year period from 1980 to 1990. By 2020, the population of Wells
reached 11,850. During that time period the 1990s the rate of growth increased to 23.581%. The
rate of growth during this time period was higher than in any of the other neighboring
municipalities, including York County as a whole. Though this rate of growth was not as high as
York, Kennebunk or Ogunquit, it was faster than all of the other neighboring municipalities and
York County as a whole.
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TABLE 1: YEAR-ROUND POPULATION
Wells and Adjacent Communities
% Change
2000
Wells

2010

2000-2010

% Change
2020

2010-2020

9,400

9,589

2.01%

11,850

23.58%

Kennebunk

10,476

10,789

2.99%

12,008

11.30%

Sanford

20,806

20,798

-0.04%

21,470

3.23%

North Berwick

4,281

4,576

6.89%

5,077

10.95%

South Berwick

6,671

7,220

8.23%

7,390

2.35%

12,854

12,529

-2.53%

13,744

9.70%

1,226

892

-27.24%

951

6.61%

186,742

197,131

5.56%

215,410

9.27%

York
Ogunquit
York County

Source: Southern Maine Planning and Economic Development Commission (SMPDC), US Census
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Since 1990, Wells has experienced a significant amount of residential development. Changes in
population are driven by two factors, natural change and net migration. Natural change is the
difference between the number of births to Wells residents and the number of deaths of Wells
residents. Well’s desirability as a community is a likely contributor to the increase in net
migration.

TABLE 2: COMPONENTS OF RECENT POPULATION CHANGES
Population Change
2011 Household Population

9,643

Building Permits 2011-2020

1,299
-266

Natural Change (Births-Deaths) 2011-2020
Net Migration 2011-2020
Population Growth 2011-2020
2020 Population

+2017
2207
11,314

Source: Maine Division of Public Health Systems, US Department of Housing and Urban Development,
US Census

Table 2 shows the natural change and net migration in Wells between 1990 2011 and 20002019.
Wells experienced a steady natural increase decrease during this period of 2% but a 23%
increase in population from net migration. , but that the most significant increase comes from net
migration—over 80% of the population increase.
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Age of Population
Wells’ 201900 population, like the rest of similar toly, York County’s,’ is a predominantly
middle- aged population with 31.94% of its population between the ages of 4535 and 654. See
Table 3. However, cCompared to the rest of the county, the Town has a somewhat older
population, with 24.79% of the population aged 655 or over compared to 21.13% for York
County. Almost one in six Wells residents in 2000 was over 65 years of age. Alternatively, Wells
has a relatively smaller population in the younger age groups than the rest of the county.
Wells’ median age increased from 36.6 in 1990 to 43.3 in 2000 and is overalmost six five years
higher than that in York County overall, another indicator of its older population. The median
age has increased significantly since 2000, when the median age was 43.3, reaching 48 by 2010.
In 2017, it reached its highest point in the past two decades at 53.4 and has fallen slightly to its
current level in 2019, 51.7. Both Ogunquit and Kennebunk show a similar trend of an aging
population. In 2000 Ogunquit’s median age was 55.2 while Kennebunk’s was 41.3. These
communities have fewer younger people, fewer younger households and larger elderly
populations. Given this aging trend, Wells will need to consider how to best service this
population. Additionally, 12.6% of Wells Population is considered by the American Community
Survey to have some type of disability. Approximately 60% of those with a disability are 65
years or over.

TABLE 3: AGE DISTRIBUTION
Wells & York County Residents – 2019
Wells
Age
< 18 Years

York Co

Number

Percent

Number

Percent

1771

17.1%

38046

18.3%
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18 to 24 Years

522

5.0%

14929

7.2%

25 to 44 Years

1998

19.3%

49921

24.0%

45 to 64 Years

3307

31.9%

60900

29.3%

65 Years & Older

2558

24.7%

43845

21.1%

Median Age

51.7

45.5
Source: US Census

Year-Round Population Forecasts
Real estate development and thus population growth are driven by a variety of factors such as
national and regional economic and income growth, numbers of jobs, interest rates, the
community’s attractiveness as a residential community, the availability and cost of housing, and
the natural increase of the population.
Over the past 20 years Wells has experienced steady growth in its year round household
population, as it reached In 2000, the Wells population was 9,400 by the year 2000. In the same
year, tThe Maine State PlanningState Economist Office projecteds Wells’ population to reach
10,30011,600 by 2015.05 and 11,600 by 2015. In 2018, the population had reached 10,235, an
increase of 835 people since 2000, or a growth rate of 8%. The State Economist released
projections based on data from the 2016 census, projecting the population would reach 11,365 by
2023, 12,171 by 2028, and 13,582 by 2038, representing an overall increase of 3,038 between
2018 and 2038. The overall population growth rate for this time period would therefore be 28%.
As of 2020, the Town population stood at 11,850, already exceeding the 2023 projection. These
represent increases of 900 between 2000 and 2005 and 1,300 from 2005 to 2015. The overall
population growth rate from 2000 to 2015 would therefore be 23%. See Table 4.

TABLE 4: PROJECTED POPULATION GROWTH, 2018 - 2038

Wells

2018

2023

2028

2033

2038

10,544

11,365

12,171

12,917

13,582
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York Co.

206290

215424

223396

229809

234432

Source: Maine Dept. of Administrative and Financial Services, Maine Office of the
State Economist

The Southern Maine Regional Planning Commission produced estimates of population for 2004
for Wells, based on actual building permit activity and expected natural change in population
from births and deaths. From 2000 to 2003, there were a total of 467 building permits in Wells,
an average of 117 per year. SMRPC estimates that, at this level of development, the 2004
population of Wells is 10,290. The SPO projection for 2005 put Wells’ population for that year
at 10,298. So real population growth has been about one year ahead of projected growth. SPO
Projections for 2015 should therefore be reasonably accurate, though they may be reached a year
or two early. Given the uncertainty of future trends, though, it is difficult to make any absolute
statements regarding population projections.

Seasonal Population Forecasts
Because of its coastal location and stock of seasonal housing units, the population of Wells
during the summer increases significantly. According to the 1980 Census,The Town of Wells
maintains its own database of lodging units. As of 2004In 2004, there were 1,300 motel rooms in
the Town, 229 hotel rooms and 67 bed & breakfast rooms, for a total of 1,596 motel/hotel rooms.
In addition, there are 450 cottage units and 2,822 licensed RV park and campground spaces.
Assuming average peak occupancies of 2.0 persons per motel/hotel room, 3.5 persons per cottage
and 4.5 persons per campground space, this would mean a peak seasonal population of 3,192 in
hotel/motel rooms, 1,575 in cottages and 12,699 in campground spaces. The total peak
population in lodging accommodations is therefore estimated to be 17,466. the Town had
approximately 1,750 seasonal homes; 1,526 licensed lodging rooms in motels and hotels; and
1,977 licensed campground sites. By 1990, there were over 1,840 seasonal housing units. The
2000 Census reported 3,461 seasonal housing units, but this number likely includes units that are
technically reported by the Town of Wells as being lodging units.
Since the 2000 Census reports that only 49% of the vacant units in Wells are single-family units,
it appears that the overall number of seasonal dwelling units has not changed much since 1990,
when the number of seasonal units stood at 1,840. . At an estimated peak occupancy of 3.5
persons per seasonal unit this would mean about 6,440 additional occupants in these units at the
height of the summer season. Adding those numbers to the 9,400 year-round residents, the peak
season population in Wells in 2004 was estimated to be 33,306.
Estimates for the Town’s seasonal population in 2021 were calculated using data provided by the
Town of Wells and the Maine State Housing authority. The seasonal population estimates
assume a total of approximately 3,816 seasonal homes, 1,912 hotel/motel units, 1,032 cottage
units, 29 bed & breakfast units, and 3,644 campground spaces. The Town of Wells maintains its
own database of lodging units. As of 2004, there were 1,300 motel rooms in the Town, 229 hotel
rooms and 67 bed & breakfast rooms, for a total of 1,596 motel/hotel rooms. In addition, there
are 450 cottage units and 2,822 licensed RV park and campground spaces. Assuming average
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peak occupancies of 2.250 persons per motel/hotel/B&B/Inn room, 3.5 persons per cottage, and
and 4.5 persons per campground space, this would mean an estimated peak seasonal population
of 3,463192of 4,367 in hotel/motel rooms/B&B/Inn, 3,612 2,3451,575 in cottages and
9.6121216,398,699 in campground spaces. The total peak population in lodging accommodations
is therefore estimated to be 15,4201724,377,466. With the addition of seasonal housing units,
assuming average peak occupancy of 3.5 persons per unit for a total of 13,056041 additional
persons, the estimated additional seasonal population is 28,46137,733. Adding that number to the
2019 population of 10,366 9,40010,366 47,784 year-round residents and the 6,440 occupants of
seasonal units, the peak seasonal population of Wells is estimated to be 48,099 be 383,827306.
This represents an increase of about 16.619a 44% increase from the percent % over the 1994
2004 estimate of 28,00033,306.
Given the continued development of seasonal accommodations, particularly of cottages and
“condo-tel” units, the number of short-term visitors to the Town will continue to grow. If the
peak seasonal population grows at the same rate from 2017 to 2026 as it did from 2004 to 2017,
Wells’ peak population in 2026 would reach over 45,000. If the peak seasonal population grows at
the same rate from 202117 to 2026 as it did from 2004 to 2021 \17, Wells’ peak population in 2026
would reach over 45,00054,000.

B. LOCAL ECONOMY
The Wells Labor Force
Between 2000 and 2010, the Town experienced an overall decrease of 2.9% in its civilian labor
force, Between 1980 and 1990, the Town experienced a dramatic increase of 52% in its civilian
labor force, which is the number of residents of Wells who are employed or are actively seeking
employment. The labor force decreasedincreased from 3,3615,529 persons to 5,1065,367 persons
for a nettotal decrease of 162 1,745 persons during that ten- year period. See Table 5. However,
from 20001990 to 19952005, the Town experienced a declinen increase in its civilian labor force
from 5,1065,529 persons to 5,9514,567 persons, a net gainloss of 539 422 or 10.67%, whereas .
Since the mid-1990,Ffrom 2005 to 2010, the Town experiencedexperiences a net loss of 584
persons or 9%. Since 2010, the size of the labor force in Wells has yet to recover to its sizezie in
its 2005 size but has rebounded somewhat and stood at 5,708 more than 5,400 in 20202003.
Overall, the Town’s labor force has expanded by about 1,900179 people (62%) since 20001980.
The growth rate from 19902000 to 2003 20was far more modest: 6.6%. a modest 3.2%.
For reporting purposes, the Maine Department of Labor includes the Town of Wells in the Wells
Biddeford Labor Market Area (LMA). The Wells Biddeford LMA includes the Towns of
ArundelNorth Berwick, BiddefordOgunquit, Dayton, Kennebunk, Kennebunkport, Lyman, Saco,
Ogunquit and Wells. In 1990 2000, Wells accounted for 17.5% 63.2% of the labor force in the
Biddeford Wells LMA; in 20053 the percentage of Wells’ contribution was just 12.4%only
slightly less at 62.5%, and by 2020 it has reached 65.2%. In 19902005, the Biddeford Wells
LMA’s civilian labor force was 29,2009,526 and grewfell to about 43,600 8,453in 201003, an
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increasedecrease of 14,400 1,073 or 1149%. By 2020, the civilian labor force has increased to
8,745, an increase of 3% since 2010.

TABLE 5: CIVILIAN LABOR FORCE
Town of Wells, Maine: 2000 - 2020
Year

Civilian Labor
Force

Employed

Unemployed

Rate

% Wells LMA

2000

5529

5363

166

3.0%

63.2%

2005

5951

5685

266

4.5%

62.5%

2010

5367

5894

473

8.8%

63.5%

2015

5572

5305

267

4.8%

64.3%

2020

5708

5370

338

5.9%

65.2%

% Change
2000-20

3.2%

0.1%

2000-10

-2.9%

9.9%

2010-20

6.0%

-9.8%

% Change
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Source: Civilian Labor Force Estimates from Maine Department of Labor

The reasons for the decline in the Town’s civilian labor force during the 1992000s were most
likely related to: the economic recession of the early 1990s 2008-2009 and its aftermath and the
aging of the population. ∙ The closure in 1989 of the Pease US Air Force Base in Portsmouth,
NH and∙ The downsizing of the Portsmouth Naval Shipyard in Kittery, Maine. These external
factors were beyond the Town’s ability to influence employment decisions in any meaningful
manner. By the same token, growth in Wells’ labor force since the mid-1990s has been driven
largely by regional employment growth in centers like Portsmouth (including the growing
private sector employment base at Pease International Tradeport), Biddeford/Saco and Portland.

Employment By Industry Group
Between 19902010 and 201900, Wells experienced positivenegative changes in its pattern of
employment, addinglosing 978 persons to its base of employed residents (126% gainloss). While
there are two two number of industries in York County that saw a rather significant decline in
employment (, the Agriculture, Forestry, and Fishing industry (-33%) and the Wholesale Trade
industry (-15.6%)), industry employment remained relatively stable across the board for the
Town. The big changes being Notably, these changes include a 4.8% decline in employment in
the Construction industry, a 5.1% increase in the Professional and AdminstrativeAdministrative
Services industry, and a 9.5% increase in employment in the Educational, Health, and Social
Services industry. Wells is experiencing growth in some professional sectors as resident incomes
and housing values increase. Some of the sectors that are seeing decreases are due to shifts in
employment as those industries have less of a presence in Wells, and others reflect a reality of
needing to live elsewhere in the region where housing options match income levels. While the
numbers of residents employed in the manufacturing sector declined significantly in many other
York County communities during that period, the number of Wells residents working in this
sector actually increased by 118 (15%).
The largest areas of employment growth among Wells residents were Services (93% increase),
Wholesale Trade (64% increase) and Public Administration (43% increase). Services grew
particularly rapidly, as the share of working residents employed in this sector grew from 28% in
1990 to 43% in 2000. There were declines in resident employment of 13% in both the
Transportation and Retail sectors.
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TABLE 6: RESIDENT EMPLOYMENT BY INDUSTRY GROUP
Town of Wells, Maine
Change, 2010 - 2019
Industry Group

2010 #

%

2019 #

%

#

%

Ag, forestry, fishing

110

2.1%

0

0.0%

-110

-2.1%

Construction

518

10.1%

264

5.2%

-254

-4.8%

Manufacturing

685

13.3%

585

11.6%

-100

-1.7%

Wholesale trade

77

1.5%

78

1.5%

1

0.0%

Retail trade

674

13.1%

573

11.3%

-101

-1.7%

Transportation/Util

172

3.3%

162

3.2%

-10

-0.1%

Information

90

1.7%

45

0.9%

-45

-0.9%

FIRE

201

3.9%

323

6.4%

122

2.5%

Prof/Admin Serv

362

7.0%

614

12.1%

252

5.1%

Educ/Health/Soc Serv

841

16.3%

1305

25.8%

464

9.5%

Arts/Rec. Serv.

83

1.6%

87

1.7%

4

0.1%
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Accommodation
and food services

710

13.8%

544

10.8%

-166

-3.0%

Other serv.

359

7.0%

231

4.6%

-128

-2.4%

Public
administration

271

5.3%

245

4.8%

-26

-0.4%

5153

100.0
%

5056

100.0
%

-97

0.0%

Total

Source: US Census: American Community Survey
*FIRE stands for Finance, Insurance, and Real Estate
Note: Figures included in this table may reflect a small sample size, and are not
updated annually through the American Community Survey
Table 7 compares the resident employment by industry group of Wells to York County. The
percentage of Wells residents employed in the different sectors of the economy corresponds
fairly closely to residents in the Southern Maine region and York County as a whole.. The actual
number of jobs in each sector is less important to informing this Comprehensive Plan then the
trends that are evident from this data. The industries and the composition of the workforce in
southern Maine are changing.
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TABLE 7: RESIDENT EMPLOYMENT BY INDUSTRY GROUP, 2019
Wells and York County
Wells 2010
Industry Group

Wells 2019

York Co 2019

York Co 2010

#

%

#

%

#

%

#

%

0

0.0%

25

0.8%

1,021

0.9%

780

1.1%

Construction

264

5.2%

361

11.7%

8,080

7.5%

5,685

8.5%

Manufacturing

585

11.6%

638

20.7%

13,284

12.3%

11,616

17.4%

Wholesale trade

78

1.5%

61

1.9%

2,184

2.0%

2,016

3.0%

Retail trade

573

11.3%

376

12.2%

14,244

13.2%

7,411

11.1%

Transportation/U
til

162

3.2%

151

4.9%

3,945

3.7%

2,747

4.1%

Information

45

0.9%

63

2%

1,993

1.8%

1,248

1.8%

FIRE

323

6.4%

91

2.9%

7,645

7.1%

5,620

8.4%

Prof/Admin Serv

614

12.1%

197

6.4%

9,611

8.9%

5,807

8.7%

Educ/Health/Soc
Serv

1,305

25.8%

423

13.7%

27,008

25.0%

14,336

21.5%

Arts/Rec.

87

1.7%

15

0.4%

1,986

1.8%

680

1%

Accommodation
and food services

544

10.8%

236

7.6%

8,248

7.6%

2,961

4.4%

Other serv.

231

4.6%

218

7%

4,469

4.1%

2,424

3.6%

Public
administration

245

4.8%

223

7.2%

4,150

3.8%

3,078

4.6%

5,056

100.0%

3,078

110.0%

107,868

100.0%

66,499

100%

Ag, forestry,
fishing, hunting

Total

Source: US Census: American Community Survey
*FIRE stands for Finance, Insurance, and Real Estate
Note: Figures included in this table may reflect a small sample size, and are not updated annually through the
American Community Survey
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For further comparisons, Table 8 examines the resident employment by occupation breakdown in
Wells to that of York County.

TABLE 8: RESIDENT EMPLOYMENT BY OCCUPATION, 2019
Wells and York County
Occupation

Wells
#

Mgmt/Professio
nal

York County
%

#

%

2,155

42.6%

40,416

37.5%

874

17.3%

19,132

17.7%

1,122

22.2%

23,072

21.4%

Manufacturing

374

7.4%

10,967

10.2%

Product/Transpo

531

10.5%

14,281

13.2%

5,056

100%

107,868

100%

Service
Sales/Office
Construction/

Total

Source: US Census: American Community Survey
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Compared to York County, Wells has a higher percentage of residents (42.636%) engaged in
Management and Professional occupations than the 37.51% for York County. Wells has less of
an orientation (14) towards residents working in Manufacturing and Transportation occupations
(10.5%) than does York County (13.217%). Additionally, Wells’ residents are less orientated
toward the Construction and Manufacturing sector (7.4%) than York County as a whole (10.2%)

Income
Median household income refers to the income level earned by a given household and provides
some indication of a geographic area’s economic status. Median household income is strongly
tied to cost of living, employment levels, and poverty rates. In 2019, the American Community
Survey reported that Wells’ median household income is $66,578, which is higher than Maine’s
at $58,924 and somewhat similar to York County’s at $67,830. The median household income
by age of household for 15–24-year-olds is $58,526, while that figure for 25–44-year-olds is
$93,900. The median household income for 45–64-year-olds is $83,910 and for 65 years and
over its $46,207.

TABLE 9: Median Household Income
Wells, York County, and Maine
Year

Wells

York County

Maine

2014

$60,455

$56,701

$48,804

2015

$57,250

$57,919

$49,331

2016

$62,524

$59,132

$50,826

2017

$65,230

$62,618

$53,024

2018

$67,269

$65,538

$55,425

2019

$66,578

$67,830

$57,918

Source: American Community Survey

Poverty
Understanding what parts of a community’s population are below the federal poverty line is
important for understanding the overall economic health of residents in Wells. In Wells, 8.6%, or
approximately 888 residents, are living below the poverty line.
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In York County, 7.6% of individuals living below the poverty line and in Maine, 10.9% of the
population fall within this category. According to the 2019 American Community Survey, 8.3%
of households in Wells receive food stamps/supplemental nutritional assistance program funds.

Educational Attainment
Educational attainment refers to the highest level of education that an individual has completed.
The US Census’ American Community Survey collects annual data on educational attainment
levels for local communities. In Wells, 95.5% of residents over the age of 25 years have a high
school degree or higher. 50.% have a Bachelor’s Degree or higher. The table below shows
percentages of Wells residents based on their highest level of education completed.
TABLE 10: LEVEL OF EDUCATIONAL ATTAINMENT
Town of Wells, Maine
Level of Education
Completed

# of Residents 25+
years old

% of Residents 25+
years old

Less than 9th grade

224

2.8%

9th-12th grade, No
Diploma

308

3.8%

High School
Graduate (or
equivalency)

2,125

26.3%

Some college, no
degree

1,638

20.3%
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Associates Degree

733

9.1%

Bachelor’s Degree

2,000

24.8%

Graduate or
Professional
Degree

1,045

12.9%

Source: 2019 American Community Survey

Commuting Patterns
In 19902000, the US Census reported that 26.0% of the employed Wells residents worked in the
Town of Wells while in 1990 the percentage was 37.4%. This represented a decrease of 213
residents living and working in Town. By 2010, only 19.6% of employed Wells residents worked
within the town. While the actual number of residents working within the Town increased by 13
persons between 2010 and 2018, the overall percentage of employed residents working within
the Town decreased to 17.5%. See Table 119. It is discouraging for a number of reasons
(increased automobile use, loss of sense of community, jobs-housing spatial mismatch) to
observe that fewer residents are working in Town despite strong labor force growth. As of
201800, the majority of only 28.9% Wells’ workforce (53%)works within the Wells LMA.
commutes outside the Biddeford LMA to go to work. Six of the 10The leading commuting
destinations for Wells residents, other than Wells itself, are outside the labor market area is York
(7.2%), followed by Portland (6.5%), then Ogunquit (6.2%) and Kennebunk (6.2%). . More than
1,0150 Wells residents commute to these four locations. each of these six locations, which are:
Kittery, Sanford, York, Portland, Portsmouth and North Berwick.
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TABLE 11: COMMUTING PATTERNS OF EMPLOYED WELLS RESIDENTS
2010 - 2018
Place of Work

2010 #

%

2018 #

%

Wells

763

19.60%

780

17.50%

York

280

7.20%

336

7.50%

Portland

251

6.50%

311

7%

Ogunquit

241

6.20%

276

6.20%

Kennebunk

243

6.20%

273

6.10%

Sanford

213

5.50%

237

5.30%

Biddeford

171

4.40%

146

3.30%

North Berwick

122

3.10%

145

3.30%

Portsmouth, NH

162

4.20%

137

3.10%

South Portland

122

3.10%

106

2.40%

The Economic Base of Wells
As mentioned in the Introduction, in the early days of the Town’s history, natural resource-based
industries played a large role in the Town’s economic base. However, the summer recreation
tourism business has played a very strong and significant role for the last 100 years. For a
relatively small Maine coastal community, the Town does possess an impressive list of
businesses. The largest business is York Community College Spencer Press which employs 550
362persons. Table 10 lists the other local significant businesses.

DRAFT Wells Population and Economic Development 10/27/21

24

Table 10
Major Employers in Wells, Maine - ?
Company

Type of Business

# of Employees

York Community College

Maine Community College

362

Shaws Distribution Center

Grocery Chain Warehouse

342

WOCSD #18

Local Schools

250

Hannaford

Grocery Store Chain

135

Lafayette Properties

Hotels

125

Town of Wells

Local Government

104

Mike's Clamshack

Restaurant

107

Varano's

Restaurant

105

UPS

Parcel Delivery service

97

Wasco Products

Commercial Products Manufacturer

88

Source: Town of Wells

In addition to the businesses listed in Table 10, Wells has a number of smaller, unique specialty
businesses. such as Borealis Breads (10 employees), My Hang Up and Clothworks of Maine.
These types of businesses are often attracted to a smaller tourist type community and
demonstrate how the tourism economy can assist the general business economy. They can be a
magnet for other specialty businesses that also might want to locate in a coastal tourist
community. Wells also has a high concentration of antique stores, mostly along Route 1, making
it a regional destination for antiquers. Because of access to the State’s major road network,
residents of Wells can easily commute to the greater Portland area, all sections of southern
Maine, New Hampshire and even Massachusetts. As such, many residents of Wells travel
substantial distances to go to work each day.

Retail Sales
Retail sales are tracked in Maine at the Economic Summary Area (ESA) level. Wells is part of
the Kittery ESA, along with Kittery, Cape Neddick, Eliot, Ogunquit, York, Eliot and South
Berwick. During the fourfive-year period from 19882015 to 19992019, the total taxable sales in
the Kittery ESA increased by $1524 million or about 15%. See Table 11.
The dominant category is restaurants and lodging facilities, which accounted for 540% of all
taxable sales in the ESA as of 200319 and likely even more in Wells. The next most prominent
retail sales category is General MerchandiseOther Retail, accounting for 13.9% of total taxable
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sales in 2019, followed closely by General Merchandising with accounted for 13.3% in the same
year. This category has suffered a 13% loss in the four-year period between 2015 to 2019.
substantial losses in recent years as the Kittery Outlets area has lost several key retailers and
substantial big-box expansion have occurred in Portsmouth, Portland and Biddeford, drawing
spending away from the Kittery area.

TABLE 11
Taxable Retail Sales in Kittery ESA, 2015 – 2020

Year

Total
Taxable
Sales

Total
Consumer
Sales

General
Merch

Other
Retail

Restaurant
and
Lodging

Rest/Lodge
as % of Total

2015

$773,318.
6

$748,264.5

$135,046.7

$112,073.2

$365,901.0

47.3%

2016

$822,320.
2

$798,116.0

$137,182.3

$116,160.0

$390,971.0

47.5%

2017

$853,322.
6

$829,757.2

$131,284.0

$116,436.5

$420,567.9

49.3%

2018

$879,925.
0

$750,932.2

$123,085.9

$103,166.4

$442,083.5

50.2%
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2019

$888,904.
5

$864,728.2

$117,826.1

$123,178.7

$444,662.7

50.0%

2020

$693,416.
0

$671,288.5

$75,719.1

$118,833.1

$291,595.5

42.1%

Change
#

$115,585.
9

$116,463.7

-$17,220.6

$11,105.5

$78,761.7

15%

16%

-13%

10%

22%

%

Source: Maine Revenue Services
In 19902000, the Town of Wells accounted for 1820.7% of the total consumer sales in the
Kittery ESA District. In 2010, tThat percentage declined had increased by almost 21 percentage
points. Dduring the 19902010 to 2020 timeframe, it increased by almost another 3 percentage
points, to comprise 22.6% of the total consumer sales in the Kittery ESA.. See Table 12. For
comparison purposes, the Town of Kittery accounts for approximately 4629% of the sales in the
ESA.

TABLE 12
Taxable Consumer Sales: 2010, 2015, 2019, 2020
Year

Wells

Kittery ESA

Wells % of
ESA Sales

2010

$126,491,704

$643,597,360.0

19.7%

2015

$165,102,864

$773,318,551.0

21.3%

2019

$187,308,640

$888,904,500.0

21.1%

2020

$156,570,624

$693,416,000.0

22.6%

Source: Maine Revenue Services
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Analysis
The inventory of Wells’ demographics and local economy characteristics suggests the following
implications for the long-range planning of the community.

ECONOMICS AND DEMOGRAPHICS
1. The household population of Wells increased steadily over the past ten years, while the
surrounding region has generally been growing at a faster rate. As a result of the
continuing increase in demand for residential development, the Town needs to develop
strategies to properly accommodate the recent and projected levels of housing demand.
2. Wells’ population has aged significantly since 1990 and is expected to continue to get
older. The Town needs to continue to assess the most appropriate ways to assist and
support residents choosing to age in place. policies for providing services to residents of
all ages.
2.3.Although Wells’ population in households is increasing, its average household size is
decreasing. There will continue to be demand for new housing units at a pace that
exceeds the rate of population growth.
4. Wells seasonal population has grown substantially in the recent past and development of
new seasonal and lodging units will likely continue. The Town will need to establish
policies and strategies to accommodate future demand in a manner consistent with its
small-town vision.
3.5. There is interest in looking at a variety of growth management strategies that may be
available to the Town during implementation of this Plan, and in understanding how
other Maine communities are managing growth currently.

LOCAL ECONOMY
1. The Town can play an effective role in economic development by identifying and
establishing, either through public or private ownership, additional land for industrial and
manufacturing purposes. The Town should identify both large (over 50 employees) and
small companies that would complement the existing business community.
2.1.To that end, tThe Town should consider the reactivation of an Economic Development
Corporation (or Committee) whose responsibility would be to market Wells and its
resources (overall community character, work force, location) to companies that would
be compatible with the existing Wells environment. In general, the targeted companies
should promote the concept of economic sustainability; that is a company should not
adversely impact the Town’s resource base by consuming too many local resources
(water supply, sewerage capacity, labor supply) too quickly so as to be a detriment. The
local group would “pre-qualify” companies it considers appropriate for Wells.
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3.2.The Town should maintain its image and position as a family type recreation and tourist
community that caters to families. In order to continue to promote the concept of a highquality recreational community, the Town should restrict development of commercial
“tourist attractions” which appeal to the transient tourist or “non-family” travelers. Wells’
outstanding natural environment and proximity to cultural and recreational resources also
position it well to attract more cultural and heritage tourism activity as well.
4.3.While the Town engages in the first three items, it should also help existing businesses to
maintain and/or expand their operations in Wells since they provide the Town with the
greatest opportunity for continued employment and tax growth. These local companies
can refer others to Wells and provide “testimonials” for prospects considering the Town.
5.4.The Town should be actively involved in the programs of the Southern Maine Economic
Development District (SMEDD) as they are a source of valuable information, funding
and technical assistance regarding economic development activities.
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