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Appendix A 
Inventory and Analysis   
 

Section 1 ï Economics and Demographics 

 
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 1990 the Census reported the 

population at 7,778 and Census 2000 tabulated 9,400, representing about a 50% increase from 

1980-2000. 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. During the 1990s the rate of growth 

increased to 21%. 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. 

 

 
 

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. 
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Table 2 shows the natural change and net migration in Wells between 1990 and 2000. Wells 

experienced a steady natural increase during this period, but that the most significant increase 

comes from net migrationðover 80% of the population increase. 

 

Age of Population 

 
Wellsô 2000 population, like the rest of York County is a predominantly middle aged population 

with 34% of its population between the ages of 35 and 54. See Table 3. However, compared to 

the rest of the county, the Town has a somewhat older population, with 29% of the population 

aged 55 or over compared to 23% 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. 

 

Wellsô median age increased from 36.6 in 1990 to 43.3 in 2000 and is almost five years higher 

than York County, another indicator of its older population. Both Ogunquit and Kennebunk 

show a similar trend of an aging population. In 2000 Ogunquitôs median age was 55.2 while 

Kennebunkôs 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. 
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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 communityôs 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 9,400 by the year 2000. The Maine State Planning Office projects Wellsô population to reach 

10,300 by 2005 and 11,600 by 2015. 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. 
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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 Wellsô 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 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. 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. 

 

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 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. 

 

Adding that number to the 9,400 year-round residents and the 6,440 occupants of seasonal units, the 

peak seasonal population of Wells is estimated to be 33,306. This represents an increase of 

about19 percent over the 1994 estimate of 28,000. Given the continued development of seasonal 

accommodations, particularly of cottages and ñcondo-telò 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 2004 to 

2014 as it did from 1994 to 2004, Wellsô peak population in 2014 would top 39,000. 

 

Todayôs seasonal visitors to Wells require a different set of services and activities than those required 

by the more traditional summer visitor that vacationed for longer periods of time. Wells will 

therefore continue to experience higher seasonal demand for commercial retail services in the beach 

district and the Route 1 corridor. 

 

 

 

 

 

 



Town of Wells, Maine --- The Comprehensive Plan --- Appendix A    Page 5 

 

B. LOCAL ECONOMY  
 

The Wells 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 increased from 3,361 persons to 5,106 persons for a total of 1,745 persons during that 

ten year period. See Table 5. However from 1990 to 1995, the Town experienced a decline in its 

civilian labor force from 5,106 persons to 4,567 persons, a net loss of 539 or 10.6%. Since the mid-

1990, the size of the labor force in Wells has rebounded and stood at more than 5,400 in 2003. 

Overall, the Townôs labor force has expanded by about 1,900 people (62%) since 1980. The growth 

rate from 1990 to 2003 was far more modest: 6.6%. 

 

For reporting purposes, the Maine Department of Labor includes the Town of Wells in the Biddeford 

Labor Market Area (LMA). The Biddeford LMA includes the Towns of Arundel, Biddeford, Dayton, 

Kennebunk, Kennebunkport, Lyman, Saco, Ogunquit and Wells. In 1990, Wells accounted for 17.5% 

of the labor force in the Biddeford LMA; in 2003 the percentage of Wellsô contribution was just 

12.4%. In 1990, the Biddeford LMAôs civilian labor force was 29,200 and grew to about 43,600 in 

2003, an increase of 14,400 or 49%. 

 

 
The reasons for the decline in the Townôs civilian labor force during the 1990s were related to: 

¶  The economic recession of the early 1990s; 

¶  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. 
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These external factors were beyond the Townôs ability to influence employment decisions in any 

meaningful manner. By the same token, growth in Wellsô 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 1990 and 2000, Wells experienced positive changes in its pattern of employment, 

adding 978 persons to its base of employed residents (26% gain). 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%). See Table 6. 

 

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 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. 
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For further comparisons, Table 8 examines the resident employment by occupation breakdown in Wells 

to that of York County. 

 

 
Compared to York County, Wells has a higher percentage of residents (36%) engaged in 

Management and Professional occupations than the 31% for York County. Wells has less of an 

orientation (14) towards residents working in Manufacturing and Transportation occupations 

than does York County (17%). 

 

Commuting Patterns 

 
In 1990, 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. See Table 9. 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 2000, the majority of Wellsô workforce (53%) commutes outside the Biddeford LMA to go 

to work. Six of the 10 leading commuting destinations for Wells residents, other than Wells 

itself, are outside the labor market area. More than 100 Wells residents commute to each of these 

six locations, which are: Kittery, Sanford, York, Portland, Portsmouth and North Berwick. 
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The Economic Base of Wells 
 

As mentioned in the Introduction, in the early days of the Townôs history, natural resource based 

industries played a large role in the Townôs 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 Spencer Press which employs 550 persons. Table 10 lists the 

other local significant businesses. 

 

 
 

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. 
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Because of access to the Stateôs 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, York, Eliot and South Berwick. During the five-year period 

from 1988 to 1999, the total taxable sales in the Kittery ESA increased by $24 million or about 

5%. See Table 11. 

 

The dominant category is restaurants and lodging facilities, which accounted for 40% of all 

taxable sales in the ESA as of 2003 and likely even more in Wells. The next most prominent 

retail sales category is General Merchandise. This category has suffered 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. 
 

 
 

In 1990, the Town of Wells accounted for 20.7% of the total consumer sales in the Kittery ESA 

District. That percentage declined by almost 2 percentage points during the 1990 to 200 

timeframe. See Table 12. For comparison purposes, the Town of Kittery accounts for 

approximately 46% of the sales in the ESA. 
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Analysis 
The inventory of Wellsô 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. Wellsô population has aged significantly since 1990 and is expected to continue to get 
older. The Town needs to continue to assess the most appropriate policies for providing 

services to residents of all ages. 

 

3. Although Wellsô 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. 

 

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. To that end, the 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 
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economic sustainability; that is a company should not adversely impact the Townôs 

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 ñpre-qualifyò 

companies it considers appropriate for Wells. 

 

3. 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 high 

quality recreational community, the Town should restrict development of commercial 

ñtourist attractionsò which appeal to the transient tourist or ñnon-familyò travelers. Wellsô 

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. 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 ñtestimonialsò for prospects considering the Town. 

 

5. 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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Section 2 ï Water Resources 
 

Watersheds 
 

Wells is divided into four major watersheds, the Little River, The Webhannet, the Ogunquit and the 

Works. The Little River Watershed is made up of two sub-basins, the Branch Brook Watershed and the 

Merriland River Watershed. Similarly, the Ogunquit Watershed contains two sub-basins, the Ogunquit 

River Watershed and the Stevens Brook Watershed. 

 

Watersheds and the watercourses within them represent the natural drainage pattern that carries 

precipitation from the land to the Atlantic Ocean. This natural drainage system can be affected adversely 

by the following: 

¶ reduction in the ability to accommodate stormwater through filling, channelization or siltation; or 

¶ creating higher than natural stormwater flows as the result of increased impervious surfaces. 

 

The 1990 Comprehensive Plan fully describes the characteristics of each watershed. Below is an updated 

summary. 

 

Little River Watershed 
 

This watershed includes both the Branch Brook Basin and the Merriland River Basin, which drain the 

northern portion of Wells. The Branch Brook serves as the main water supply for the Kennebunk, 

Kennebunkport, and Wells Water District. Over the past 10-15 years there has been residential 

development in this area. There has also been a golf course approved in the Branch Brook Basin. The 

Merriland Basin remains in low-density development, although there is continued pressure for additional 

residential development. 

 

Works Watershed 
 

This watershed drains the west central portion of the Town and is a tributary of the Great Works River in 

North Berwick. The Heath is the headwater of this watershed. Much of the Townôs gravel extraction takes 

place within this watershed and there continues to be new residential development. 

 

Webhannet Watershed 
 

This coastal watershed drains the east central portion of Wells through Depot Brook, Blacksmith Brook 

and other smaller tributary watercourses. This watershed includes most of the Townôs coastal marshes 

and is also the most intensively developed including the Route 1, Route 109 and Route 9 Corridors. The 

Webhannet River originates near Bearôs Den Road and continues about three miles to its estuary. There is 

an approved but unbuilt golf course with frontage on both sides of the river. The DEP has mandated 

significant protection in the area near the Wells Transportation Center and where the Turnpike crosses the 

Crediford Brook. 

 

Ogunquit Watershed 
 

This watershed incorporates two sub-basins, the Ogunquit River and Stevens Brook. It drains the 

southern portion of Wells. Much of the northerly divide is contiguous with Route9/9B. The eastern 
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part of the watershed is intensively developed along the Route One Corridor, while the western 

portion is relatively undeveloped with a scattering of residential uses. 

 

Surface Waters 

 
The streams and rivers identified in the watershed section comprise the major freshwater surface 

waters in Wells. Hobbs Pond, an impoundment in the Merriland River, is the only sizeable pond solely 

within the Town. The Hobbs Pond dam is privately owned and the owner would legally be able to remove 

the dam, though there are no plans to do so. A second pond, Ell Pond, is smaller and straddles the Wells-

Sanford town line. 

 

As described in the previous Comprehensive Plan, the State of Maine has established a system of 

classifying the waters of the state into water quality classes from Class AA (the highest water quality) to 

Class C (the lowest water quality). Marine waters are classified into three categories from SA (the 

highest) to SC. Based upon this classification system, each designated water body should meet the 

standards for each category. The Maine Department of Environmental Protection monitors water quality 

throughout the state. In its State of Maine 1994 Water Quality Assessment, (the most recent available), no 

streams or ponds in Wells were listed as not attaining the standards of their water quality classification. 

 

In Wells there are no Class AA water bodies. The freshwater sections of the Branch Brook and 

Merriland River are classified as Class A, meaning they are suitable for drinking water with proper 

treatment. The remaining streams and rivers are classified as Class B including the Webhannet River, 

Depot and Blacksmith Brooks, Stevens and Bragdon Brooks, the Ogunquit River and its tributaries 

including Green Brook and Perkins and West Brooks and their tributaries. 

 

All of Wells marine and estuarine waters are Class SB including the tidal portions of the Webhannet and 

Ogunquit Rivers and the Blacksmith, Depot, Stevens and Bragdon Brooks. 

 

The State of Maine DEP is responsible for administering the Nonpoint Source (NPS) Priority Watersheds 

Program that was enacted into law in 1997 (5 MSRA 3331(7)) to develop a comprehensive watershed 

protection program. As part of this program in 1998 DEP conducted a Unified Watershed Assessment 

with the NRCS as part of the federal Clean Water Act. This assessment grouped Maineôs major 

watersheds into four categories: Category 1ðIn Need of Restoration; Category IIðCurrently Meeting 

Water Quality Goals; Category IIIðPristine/Sensitive Aquatic System Conditions administered by 

federal, state or tribal governments; or Category IVðHaving Insufficient Data to Make and Assessment. 

The Piscataqua River Watershed, which includes the subwatersheds of Wells, has been ranked as a 

Category 1 Watershed in part because rivers and coastal estuaries are not attaining standards. Specifically 

for Wells, although water quality standards are in attainment, the Ogunquit and Webhannet Estuaries are 

threatened. Based upon this designation watershed communities are eligible for funding to develop and 

implement watershed management programs. 

 
Under the NPS Priority Watersheds program the Ogunquit and Webhannet River estuaries are priority 

water bodies due to elevated levels of bacteria, low dissolved oxygen, and areas closed to shellfish under 

certain conditions. In addition Branch Brook is a priority stream because it is public drinking water 

supply that is threatened. Finally, the Great Works River below the Works River is in nonattainment and 

has low dissolved oxygen. 
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Groundwater Aquifers 
 
These areas of deep sand and gravel are geologically referred to as stratified drift deposits that are capable 

of yielding significant quantities of water. The highest yielding aquifers identified in Wells can produce 

10 to 50 gallons per minute, which are rated as good to excellent potential by the Maine Geological 

Survey. There approximately 4,977 acres of this category or almost 14% of the Town. See attached map. 

 

The most critical aquifer area in Wells is that associated with Branch Brook, the water source for the 

Kennebunk, Kennebunkport, and Wells Water District. This area extends from the Sanford town line 

almost to the Atlantic with an apparent break in the Meetinghouse Road/Route 9A area. This area has 

regulatory protection through the Aquifer Protection Overlay Distict in the Town Zoning Ordinance. It is 

likely that this feature is hydrologically connected to the brook and maintains its year-round flow. 

Additional aquifer areas in Wells are along Route 9, in the area along Roger Bragdon Road and near the 

Sanford line in the Quarry Road/Perry Oliver Road area. 

 

Private Wells 

 
As of the end of 2003, there were a total of 2,071 year-round residential accounts with the KKW Water 

District in the Town of Wells. With about 4,400 year-round households in Wells as of 2004 (see Section 6 

for estimate), there are roughly 2,300 permanently occupied homes in the Town that are on private well 

systems. Since the overwhelming majority of these private wells do not draw their water from sand and 

gravel aquifers, there is no Town protection of the primary water source for more than half of its 

households. 

 

Analysis 

 
Wells has many surface water and groundwater resources that need to be managed to ensure the health 

and safety of Wellsô residents. The following observations need to be considered for recommendations 

and strategies to achieve the Townôs goals for water resources. 

 

1. 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 Townôs municipal water supply. The Town 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. 

 

2. Through the stateôs NPS program there are several threatened watersheds and associated rivers. The 

Town will need to consider strategies to enhance the quality of these surface water resources and to 

maintain the quality of the remaining surface waters. It will be necessary to minimize non-point pollution 

to the Townôs surface waters. Wells should review the effectiveness of performance standards that control 

stormwater runoff and erosion in order to protect the Townôs freshwater and saltwater resources. 

 

3. Many existing homes and businesses in Wells, including a large share of recent and expected future 

development, are on private wells that draw water from groundwater sources that are not part of sand and 

gravel aquifers. The Town needs to look at ways to protect water quality and quantity on these individual 

systems. 
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4. The Ogunquit and Webhannet River estuaries have been identified by the Maine Department of 

Environmental Protection as priority water bodies, due to indicators that show water quality 

degradation. The Town needs to protect these two threatened estuaries. 
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Section 3 ï Critical Natural Resources 

 
A. TOPOGRAPHY, SLOPE AND SOILS 
 

Topography 

 
Wells is part of the coastal plain of the New England physiographic region, which is characterized by low 

relief, poorly developed drainage systems and a mantle of glacial materials in the form of till and large 

quantities of sand and gravel. The Town rises gently and gradually from east to west. Elevations rise from 

sea level to approximately 140 feet. The Tatnic Hills near the South Berwick border are the highest 

elevation at approximately 360 feet. 

 

SLOPE 

 

Slope affects the capability of land for development. The slope or steepness of the land is defined by the 

change of elevation over horizontal distance. For example, a 10 foot rise within 100 feet is a 10% slope. 

Slopes in the 3% to 8% range are generally considered to offer the fewest restrictions to development. 

Typically, construction costs of development increase with slope. Slopes of 0-3% may present drainage 

problems. 

 

Slope is important for planning purposes for several reasons. The increase in slope corresponds to the 

potential increase for surface runoff and erosion. The soil depth is also thinner as slopes increase, thereby 

decreasing the capacity of the land to filter septic system effluent in areas that lack public sewer services. 

The Maine State Plumbing Code does not allow installation of septic systems on slopes greater than 20%. 

 

In Wells, like the other coastal communities in Southern Maine, the slope is generally between 0% and 

8%. The few areas with slopes steeper than 15% primarily occur along river and stream corridors or 

coastal waterfronts. There are approximately 1,046 acres of steep slopes or about 3% of Wells. Although 

these steep slope areas may present limitations, lack of adequate slope to promote proper drainage is of 

more concern. 

 

SOILS 

 

The soils in Wells have developed over time from the interaction of climate, vegetation, 

topography and surficial materials. Since much of the surface materials of Wells are underlain by 

marine clays and glacial till, many of the soils tend to be moist and/or stony with areas of high 

water table, shallow ledge or ledge outcroppings. Where there is sand and gravel or stratified 

drift, the soils tend to be more sandy and gravelly and better drained. Hydric soils (also referred 

to as wetland soils) tend to be found in low spots associated with surface water features or in 

areas underlain by silt and clay deposits throughout the Town. Soil types are derived from the 

York County Soil Survey produced by the USDA Soil Conservation Service (SCS) in 1982. The 

SCS has identified over 36 soil series in Wells. In the last several years, the SCS has become the 

Natural Resources Conservation Service (NRCS). 
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Soil Associations 

 

There are six general soil associations in Wells. The general characteristics of each association 

are described below. It should be noted that the soil associations for Wells describe very broad 

geographic regions that have similar soil-landscape relationships and should only be used to gain 

a general idea of the nature of soils and landscapes within the Town. The smallest delineation is 

typically several hundred acres in size and has only minimal value for making land use decisions 

at the town wide level. 

 

1. The Adams-Colton Association consists of deep, nearly level to steep, excessively 

drained soils. Located primarily south of Route 109, especially along sections of Route 9 

and the western corner of Town near the Sanford/North Berwick borders. 

2. The soils of the Naumberg-Croghan Association have a high water table in the spring and 

fall, and both have rapid or very rapid permeability. The high water table and rapid 

permeability make groundwater contamination a major concern. These soils are 

interspersed throughout Wells with concentrations along Route One , the railroad and the 

western section of Route 109. 

3. The Hermon Lyman Association consist of shallow and deep, gently sloping to very 

steep, well, drained to somewhat excessively drained soils formed in glacial till. These 

are scattered in areas west of the Turnpike just north and south of Route 109. 

4. The Scantic-Raynham-Buxton Association consists of deep, nearly level to moderately 

steep and hilly, poorly drained to moderately well drained soils formed in marine and 

lacustrine (ancient lake) sediments. These areas are west of the Turnpike and associated 

with areas adjacent to the Merriland River. 

5. LymanïRock OutcropïScantic Association. Lyman soils consists of glacial till that are 

shallow, gently sloping to very steep, and somewhat excessively drained. Rock outcrop 

consists of areas of bedrock exposures. The Scantic soils are deep, nearly level and 

poorly drained. The shallow depth, steep slopes, bedrock exposures, and the poor 

drainage of of this association limit its suitability for development with on site water 

supply and sewage disposal. This association tends to be located near the border with 

South Berwick in the Tatnic Hills area. 

6. The Sulfihemists-Udipsamments Association consists of deep, level, very poorly drained 

soils formed in organic deposits and deep, undulating to rolling, excessively drained to 

moderately well drained soils that are associated with tidal marshes. 

 

Prime Farmland Soils 

 

The U.S. Department of Agriculture defines prime farmland as the land that is best suited to 

producing food, feed, forage, fiber, and oilseed crops. It has the soil quality, growing season, and 

moisture supply needed to produce a sustained high yield of crops while using acceptable 

farming methods. 

 

Prime farmland produces high crop yields with the least amount of external input. 

Prime farmland is a valuable, limited commodity not only in Wells, but in many southern Maine 

communities. The characteristics that make these soils suitable for agriculture also make them 

suitable for development. 
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Soils rated as prime farmland soils by the Natural Resource Conservation Service of York County in 

Wells include: Allagash very fine sandy loam, Becket fine sandy loam, Buxton silt loam, Colton 

bgravelly loamy coarse sand, Elmwood fine sandy loam, Madawaska fine sandy loam, Marlow fine sandy 

loam, Ondawa fine sandy loam, Peru fine sandy loam, Podunk and Winooski soils, Skerry fine sandy 

loam.  

 

The NRCS of York County also rates farmlands of statewide and local importance that are identified in 

the 1991 Master Plan. Although potentially important for agriculture, they tend to have more limitations, 

such as slope or the need to be irrigated or drained in order to be suitable. 

 

Prime farmland soils are found in small concentrations west of Route 9A in Wells Branch and along West 

Brook near Roger Bragdon Road and extending to the town line with North Berwick and Sanford. This 

same area has small concentrations of soils of statewide importance. A larger area of the Town has 

Naumberg soils that can be productive, but require draining and irrigating. These are located in the 

following areasðbetween Route 1 and the Turnpike, the Burn Mill area west of the Turnpike, along 

Branch Brook and near the Sanford town line. 

 

Prime Forestry Soils 

 
The Soil Conservation Service defines prime forest land as having soils which are capable of growing 

wood at the economic productive growth rate for a given tree species. Soils with a productivity rating of 

medium, high, or very high are considered prime forestry soils. Management problems such as erosion 

hazard, equipment limitations, or seedling mortality are not factored in when calculating the productivity 

of a soil. Productivity is based on the total yield of wood per hectare of mature trees. 

 

All of the soils identified as prime farmland in Wells are also rated as prime forestry soils. The Scio soil 

group has the highest tree growth productivity rating of all York County soils. Much of the land in Wells 

consists of prime forestry soils. The exceptions include the peat soils (Biddeford mucky peat, Chocura 

peat, Scao mucky silt loam, Vassalboro peat and Waskish peat), beaches and very shallow soils. 

 

SOIL SUITABILITY FOR DEVELOPMENT 

 
The characteristics of an individual soil are important in determining its suitability for various types 

of uses. The soils in Wells have been rated by the SCS for suitability for development and 

installation of septic systems. One class of soils is highly unsuitable for either activityðhydric soils. 

All of the information in this section was compiled by a countywide survey and presents an 

incomplete picture of soil suitability. This information should therefore not be used for site planning 

purposes. However, it does provide the best available overview of soil suitability in Wells. 

 

Hydric Soils 

 

Hydric soils have very similar characteristics to those wetlands as defined by the Army Corps of 

Engineers. These include all poorly and very poorly drained soils often associated with marine silts 

and clays including muck, peat, swamps and marshes. They include such soil types as the Biddeford 

mucky peat, Chocorua peat, Rumney loam, Scantic silt loam and Vassalboro peat. The water table is 

at or near the surface 5 to 9 months of the year. Wetland soils are associated with low lying areas in 

Wells, such as: 

¶ the tidal marshes east of Route One; 
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¶ large portions of the area west of 9B running northerly to the railroad; 

¶ a large portion of the area bounded by Route 9, Route 109 and Bragdon Road, including 

the Heath; 

¶ the area west of the CMP right-of-way south of Route 109 and running to the Sanford 

town line; and 

¶ along watercourses such as the Little and Webhannet Rivers. 

 

Hydric soils in Wells comprise a large portion of the Townð15,696 acres or 43% of Wells. The 

large area of hydric soils is a major limiting factor for growth and development in Wells. 

 

Suitability for Low Density Residential Development 

 
The SCS has developed a rating system for low density residential development suitability based 

upon the capability of each soil type for septic systems, home construction and road/utility 

construction. The capability ratings are based upon the potential for environmental degradation and 

the costs for corrective measures and long term maintenance. Suitability is ranked from very high to 

very low. 

 

In Wells there are no soils in the very high suitability class. There are some small areas in the high 

category, particularly between Route 109 and the Wire Road in the northwestern part of Wells and 

south of Branch Brook on either side of the Maine Turnpike. Most of Wells is rated as having 

medium suitability or very low suitability for low density residential development. The areas with 

medium rating tend to be non-hydric soils in the northern and central parts of the community. Low 

ratings occur in the areas between Routes 9 and 9A and the Ogunquit River due primarily to soils 

with shallow bedrock and areas with steep slopes. 

 

B. WETLANDS 
 
Wetlands are found throughout Wells. Wetlands have the ability to control erosion, store flood 

waters, recycle nutrients, filter pollutants, and recharge ground water. They provide open space and 

wildlife  habitat. They are some of Maineôs most productive areas, providing food and habitat for a 

wide variety of fish, animal and bird species. 

 

Wetlands are defined by the Environmental Protection Agency (EPA), Army Corps of Engineers 

(COE), and the State of Maine as: 

 

Those areas that are inundated or saturated by surface groundwater at a frequency and 

duration sufficient to support, and that under normal circumstances do support, a 

prevalence of vegetation typically adapted for life in saturated soil conditions. Wetlands 

usually include swamps, marshes, bogs, and similar areas. (EPA, 40CFR 230.3 and COE, 

33 DFR 328.3) 

 

Most wetlands can be identified by three characteristicsðthe presence of: 1) hydrophitic plants, 2) 

hydric soils, and 3) a very high water table for at least part of the year. Hydric soils are defined by the 

NRCS as poorly and very poorly drained soils. Wetlands also have water present at or near the 

surface for one week or more during the growing season. Wetlands perform valuable natural 

functions and should be considered a severe constraint to development. 
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Types of Wetlands 
 

There are a number of types of wetlands in Wells. Although there are several wetland classification 

systems, the State of Maine has identified and mapped wetlands through the National Wetland 

Inventory, which includes the Town of Wells. Under this system the most common types of wetlands 

in Wells are: 

 

Palustrine Forested 

 

This category is by far the largest in Wells. These are wooded swamps that generally occur along 

sluggish streams, on flat uplands, and in shallow lake basins or potholes. Tree species common in 

Maineôs wooded swamps include tamarack, arborvitae, black spruce, balsam fir, red maple, and 

black ash. The floor of coniferous swamps usually have a thick carpeting of mosses. Deciduous 

swamps often support duckweeds, smartweeds, and other herbaceous vegetation. These areas 

tend to be located south of Route 109 between the Maine Turnpike and the Sanford town line. 

 

Palustrine Emergent 

 

Palustrine wetlands are non-tidal marshes characterized as non-woody plants that may be at least 

temporarily flooded at the base. Bulrushes and sedges are examples of this type of vegetation. 

Much smaller in area they tend to be adjacent to the palustrine forested wetlands. 

 

Palustrine Scrub Shrub 

 

This wetland type is usually characterized by dense growth of alders, winterberry, highbush 

blueberry and species of viburnum. Shrub swamps occur primarily along sluggish streams, or as 

inclusions within forested wetlands. Alder and dogwood predominate in the drier areas; willow, 

buttonbush, and sweet gale characterize wetter sites. There is a large area in the Heath. 

 

Estuarine Wetlands 

 

This wetland type is dominated by salt marsh and is an extremely productive ecosystem. These 

marshes are generally flat with often intricate drainage channels and creeks, lined by small cliffs 

or ridges and dotted with pools and salt pannes. The marshes provide a high quality habitat for 

many species of birds including migratory raptors, shorebirds, wading birds, gulls, terns and 

ducks. In Wells these wetlands are located east of Route 1. 

 

In Maine wetlands and other natural resources are regulated under the Natural Resources Protection 

Act [38 MRSA, Sec. 480-A-S]. This act, which is administered by the Maine Department of 

Environmental Protection (MDEP), also regulates activities in or adjacent to surface water bodies, 

coastal sand dunes, significant wildlife habitat and fragile mountain areas. The level of regulation is 

based upon the amount of the resource area that may be impacted by any given activityðthe more 

the impact, the higher level of regulatory review and scrutiny. At present, the Town has identified 

certain large wetland areas as part of its Resource Protection District and defined them in the Land 

Use Ordinance for purpose of regulation. A more thorough documentation of wetland location, type 

and value would provide the basis for a more systematic approach to wetland management and 

protection. 
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Threats to Wetlands 

 

In addition to their value for flood storage, wildlife habitat and groundwater recharge, wetlands 

also filter pollutants and sediment from the environment. However, their filtering capacities can 

be exceeded. Pollution and sediments that discharge into productive wetlands or estuaries can 

have an adverse impact on habitat and shellfish beds. Since wetlands are often part of a larger 

ecosystem, if their functional values are impacted, the effect may be felt in other parts of the 

ecosystem. In Wells, failing septic systems, storm water from impervious surfaces and non-point 

pollution from roads, parking lots, lawns, and fields pose the greatest threat to wetlands. 

 

C. SIGNIFICAN T WILDLIFE AND FISHERIES HABITAT  
 

The availability of high quality habitat for fish and wildlife is essential to maintaining an 

abundant and diverse population for both ecological and sport purposes. Wells has a number of 

areas that offer quality habitat for a variety of species. The previous Master Plan identified four 

types of habitat area including riparian habitat, wetlands and waterfowl wintering habitat, deer 

wintering areas and nongame habitat. The plan also identified locations for each of these habitat 

types that are located in Appendix B. 

 

The Maine Department of Inland Fisheries and Wildlife (IF&W) is responsible for assessing the 

value of, and monitoring, wildlife habitats in Wells. IF&W has identified areas of special 

concern because of their importance as wildlife and fish habitat and as recreational resources. 

The Maine DEP is responsible for regulating activity in or adjacent to areas that contain 

significant wildlife habitat.  

 

Significant Wildlife Habitats  

 
The State of Maine has two programs for the direct protection of wildlife habitatðthe Natural 

Resources Protection Act (38 MRSA, Sec. 480-A-S) and Maine Endangered Species Act 

(MESA, 12 MSRA, Sec. 7751-7758). Wells does not have any upland areas characterized as 

ñEssentialò Wildlife Habitat under MESA. Such habitats are considered critical for the survival 

of Endangered and/or Threatened species. 

 

However, the Town does have Significant Wildlife Habitats, as defined by the Natural Resource 

Protection Act, including: 

¶ habitats for State or Federally listed Endangered and/or Threatened species; 

¶ high and moderate value deer wintering areas and travel corridors; 

¶ high and moderate value waterfowl and wading bird habitats, including nesting and 

feeding areas; and 

¶ shorebird nesting, feeding, and staging areas. 

 

These are further described below. 
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1. Habitat for State or Federally Listed Endangered or Threatened Species 

These are habitats for Endangered or Threatened Species, other than bald eagle nesting sites 

and roseate tern nesting areas that are singled out for separate protection as ñEssentialò 

Wildlife Habitatò. Such areas include Stevens Brook, Ogunquit River, Ogunquit Beach 

(Piping Plover and Least Tern), Laudholm Beach/Little River Area (Piping Plover and Least 

Tern) and the Wells Beach/Drakes Island Beach Plover Nesting Area. 

 

2. Deer Wintering Areas 

During the winter months deer herds tend to migrate to wintering yards that are typically 

composed of softwood forests. Deer Wintering Areas in Wells are located in the four 

following areas of Wells: 

¶ northwest of Bald Hill at the Sanford town line; 

¶ along the Webhannet River between the railroad and Route 9B west of the Turnpike; 

¶ The Heath bounded by Bragdon Road, Swamp John Road, Route 9, and Route 109; 

and 

¶ in the Coles Hill Road area parallel to the Turnpike. 

¶ Their locations and approximate sizes are shown in the attached map. IF&W has not 

rated the habitat value of these yards. 

 

3. Waterfowl and Wading Bird Habitat 

Waterfowl habitat includes areas used for breeding, migration, and wintering. Nesting habitat 

includes dense, emergent, herbaceous or shrubby cover for seclusion, concealment, and 

protections from predation. Wells has two wetland areas classified as ñSignificantò 

Waterfowl and Wading Bird Habitat both of which are located in the waters area of West 

Brook between the CMP right-of-way and Quarry Road. They are located primarily in 

palustrine scrub shrub and palustrine emergent wetlands as classified in the National 

Wetlands Inventory. IF&W has not rated the value of these habitats as moderate. 

 

4. Shorebird Nesting, Feeding and Staging Areas 

Shorebirds are a closely related group of species including sandpipers, plovers and 

dowitchers. The depend upon coastal habitats for feeding and resting during long migrations 

between the Arctic and South America. In Wells there are a number of such sites including: 

¶ Moody/Ogunquit Beaches 

¶ Ox Cart Road Landing 

¶ Laudholm Beach 

¶ Wells Beach 

¶ Wells Beach South near Fishermanôs Cove 

¶ Webhannet River salt marsh pannes (7+ sites) 

 

COASTAL WILDLIFE CONCENTRATION AREAS 

 

IF&W conducts periodic resource inventories for marine wildlife along Maineôs shoreline. These 

areas offer an abundance of food and protection from weather and predator, often supporting a large 

number of marine birds and seals. While these areas are not ñSignificant Wildlife Habitatsò per se, 
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they may contain within their boundaries designated or candidate Essential Habitats and/or 

Significant Wildlife Habitats. 

 

The abundance and diversity of species using these concentration areas is an indicator of an areaôs 

value to wildlife. Areas of significance are ranked into three classes: Class A (very high species 

abundance or diversity or importance to federal or state listed Endangered or Threatened species); 

Class B (high species abundance or diversity, species of regional significance); and Class C 

(moderate species abundance or diversity). 

 

In Wells there are four Class A areas including Little River/Crescent Surf Beach, the Webhannet 

River, Ogunquit/Moody Beaches and the Ogunquit River. There are three Class B areasðDrakeôs 

Island Beach, Fishermanôs Cove and Wells Beach. Bibb Rock is the only Class C area. 

 

Other Habitats 
The U.S. Fish and Wildlife Service has mapped ñImportant Fish and Wildlife Habitats in Southern 

Maine.ò Forty-three endangered species were included in the study. All are migrating birds or fish. 

The species included in the mapping have seriously reduced populations on a national, Gulf of Maine 

watershed, or State of Maine basis. Habitats mapped include areas that historically have been used by 

a species, as well as areas identified through a comprehensive screening process that have high 

habitat values for a given species. 

 

Areas of Wells identified on a composite map of high value habitat for the 43 species include 

significant contiguous acreage and the Rachel Carson National Wildlife Refuge. The high value 

habitat areas are closely associated with wetlands in these areas. 

 

 

Unique Natural Areas 
The Maine Natural Areas Program (MNAP), a program of the Maine Department of Conservation, 

maintains information on the status and location of rare plants and exemplary natural communities in 

Maine. Because of the rarity and sensitive nature of many of the plants and natural communities the 

MNAP keeps records on, information on the location of the resources is general in nature. MNAP 

encourages landowners considering development in areas identified as containing rare plants to 

check with MNAP for more specific site locations, or to conduct a field survey. In many instances, 

the plant or community will not be present where the development is contemplated, or the proposed 

development will not impact habitat and no change of plans will be necessary. 

 

MNAP ranks the rarity of a plant or natural community on a scale of 1 to 5 (based on the frequency 

of sightings or occurrences), on both a state and global basis with 1 being the most rare. Plants or 

communities that have obtained status as an endangered or threatened species at either the state or 

federal level are also noted. The Town ofWells has a number of plants in these categories including 

the Pale Green Orchis, Sweet Peeper Bush, Small Red Grass, Slender Blue Flag, Northern Blazing 

Star, Spicebush, Hollow Joe Pyeweed, Saltmarsh False Foxglove, and Dwarf Glasswort. See attached 

Inland Fisheries and Wildlife map. 

 

All of the plants and natural communities identified above that have varying degrees of rarity in 

Maine are considered ñdemonstrably widespread, abundant, and secure globally.ò 
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Perkins Cove/Mousam River Heritage Coastal Area 

The Maine Coastal Program has identified locations along the coast of Maine that represent 

significant areas of coastal heritage. In Wells Perkins Cove/Mousam River area extends from 

Ogunquit River to the Little River. The 1991 Comprehensive Plan documents the scenic, 

historical and natural phenomena that constitute this heritage area that incorporates large areas of 

the Rachel Carson Wildlife Refuge and the Wells National Estuarine Research Reserve. 

 

D. SCENIC AND COASTAL AREAS 
 

Scenic and Coastal Areas are described in two other places in the Inventory: 

-  Section 4, Marine Resources 

-  Section 8, Land Use 

 

E. FLOOD HAZARDS  
 

Floodplains are the low, mostly flat areas adjacent to rivers, streams, ponds and the ocean that 

are periodically covered by rising water or waves during periods of rain, high winds or 

snowmelt. Coastal flooding is generally attributed to high wind and wave action caused by storm 

activity. The Federal Emergency Management Agency (FEMA) has produced maps of the 100-

year floodplains in Wells. Shown on the maps is the area that has a 1% chance of being flooded 

during any year. Also plotted are 500-year floodplains and ñVò or velocity zones that are subject 

to ocean flooding. 

 

Improper use, filling, and development within the floodplains creates the potential for property 

damage, increased flooding, and downstream contamination. Although Wellsôs proximity to the 

ocean reduces downstream impacts from flooding, floodplains should be considered a severe 

constraint to development. The likelihood of severe property damage is high in floodplains of 

rivers and ponds with large drainage areas. 

 

Following is a brief description of the location and size of the floodplains or flood hazard areas 

in Wells as delineated on the FEMA floodplains maps. The FEMA maps show the boundaries of 

those flood hazard areas that have been identified by detailed study and/or field observation. 

 

Most of the Townôs 100-year floodplain is east of Route 1 associated with the harbor and low 

lying marsh areas. In addition, there are areas associated with various rivers and streams that 

discharge into the Atlantic such as the Webhannet and Merriland. There are also two low lying 

upland areasðthe Heath and the headwaters of West Brook near Sanford. There is a narrow 

Zone V along the Atlantic beach areas. 

 

Also of note is that the Town of Wells has also adopted a Flood Hazard Mitigation Plan that 

should become an integral part of this Comprehensive Plan Update. In addition, the Town will be 

voting in 2004 on adoption of the York County Hazard Mitigation Plan, an all-hazards regional 

plan. Recommendations of this plan should be considered in the Wells Comprehensive Plan 

Update as well. 

 

 



Town of Wells, Maine --- The Comprehensive Plan --- Appendix A   Page 26 

 

Analysis 
 

Wells is blessed with an abundance of natural resources of high value. To maintain the 

ecological integrity of such resources and to ensure the health and safety of Wells residents, 

these resources need to be managed in a manner that maintains or enhances their natural value.. 

The following observations need to be considered for recommendations and strategies to achieve 

the Townôs goals for natural resources. 

 

1. Wells is a growing coastal community with poorly drained topography. As a result of this 

conflicting situation, there has been substantial development in the Townôs wetlands, 

some of which has occurred on large wetlands. Although the Town has a Natural 

Resource Protection Zone additional regulation should be considered in order to provide 

appropriate protection of these resources 

 

2. Much of the coastal area and low-lying uplands are susceptible to flooding. Although 

these areas are in the Resource Protection Zone, the Town needs to reexamine the 

recommendations of the Flood Hazard Plan as part of the Comprehensive Plan Update. 

 

3. Wells has an abundance of wildlife and fishery resources in the tidal marshes, 

beaches/dunes and harbor area. Much of this area is protected through state and federal 

ownership and management. In addition there are several significant wildlife habitats in 

the upland area of the community associated with large wetland areas or valuable forest 

stands-- waterfowl habitat and deer wintering yards. Having contiguous parcels of 

undeveloped land is critical for maintaining Wellsô biological diversity. Some of these 

areas are zoned resource protection and covered by Shoreland Zoning. The Town should 

protect the long term viability of other resources that are not currently protected. 

 

4. The Town contains a number of rare plant communities. These are in a number of 

locations throughout the community. The Town should protect these resources.  

 

5. Data from the York County Soil Survey show that Wells has many areas that are not 

necessarily suitable for development. There are several large, contiguous areas with 

limiting factors and there are no high suitability locations within the town. However, the 

countyôs data may miss some smaller suitable areas for development and are not detailed 

enough to be used for site planning purposes. 
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Section 4 ï Marine Resources 
 

Major Marine Resource Areas 
 
The coastal region can be viewed as eight distinct areas with differing characteristics. 

 

1. Laudholm Beach 

This area runs from the Little River south towards Drakes Island. The area consists of an 

undeveloped sand beach which is state property that is incorporated into the Wells National Estuarine 

Research Reserve. 

 

2. Drakes Island 

This area runs southerly from Laudholm Beach to the Webhannet River. The area is a barrier sand 

dune that has been extensively developed with single-family homes. 

 

3. Wells Beach 

This area runs from the Webhannet River to Moody Point. This area is also a barrier sand dune. It has 

been extensively developed with residential homes. In the Casino Square area, there is substantial 

commercial use, including motels, restaurants, and retail stores. 

 

4. Moody Point 

A rocky headland, this point separates Wells Beach and Moody Beach. It is the only area of 

shorefront not characterized by sand beaches. Moody Point is extensively developed with residential 

structures. 

 

5. Moody Beach 

Extending from Moody Point to the Ogunquit town line this area is a barrier beach and dune that has 

been extensively developed with residential structures. 

 

6. Webhannet Estuary 

This area is an extensive salt marsh, which lies behind Drakes Island and Wells Beach. The area is 

undeveloped, and much of it is owned by the federal government as part of the Rachel Carson 

National Wildlife Refuge that is now incorporated into the Wells National Estuarine Research 

Reserve. 

 

7. Wells Harbor 

This area is an upland area on the west side of the Webhannet River with an adjacent mooring basin 

and dredged channel in the Webhannet to the outlet between Drakes Island and Wells Beach. The 

upland area consists of a marina, restaurant, boat launch parking areas, and related service and 

storage areas. 

 

8. Ogunquit River Estuary 

This area is an extensive salt marsh lying behind Moody Point and Moody Beach. The area is 

undeveloped and much of it is owned by the Rachel Carson National Wildlife Refuge and is 

incorporated into the Wells National Estuarine Research Reserve. 
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Wells Bay Regional Beach Management Plan 
 

In 2002, the Southern Maine Regional Planning Commission completed a planning study to assess 

the beach and dune resources of Wells Bay and to determine what measures may be appropriate to 

manage and protect these resources. This study was part of the State of Maine initiative to improve 

beach resources statewide. The study produced a regional beach management plan for Wells and 

Kennebunk that proposed both regulatory and non-regulatory mechanisms for beach and dune 

management. The Towns of Ogunquit and Kennebunkport, which also abut Wells Bay, declined to 

participate in the study. 

 

The plan put forth five key recommendations: 

¶  Maintain existing beaches in Wells Bay 

¶  Study effects of Wells Harbor jetties and pursue beach nourishment activities as appropriate 

¶  Clarify conflicts between state sand dune rules and local shoreland zoning standards 

¶  Clarify rules regarding movement of sand from accreting areas to eroding areas 

¶  Ensure that existing dune areas are protected during construction activities 

 

Based on these recommendations, the plan called for 12 specific actions by the towns under three 

major categories (Natural/Geological Resources, Sand Dune Regulation and Economic Impact). 

These actions are as follows: 

 

Natural/Geological Resources 

1. Create GIS database of coastal resources in Wells Bay 

2. Develop cooperative management agreement for bird habitat in Kennebunk 

3. Increase shellfish habitat 

4. Study impact of modifications to Wells Bay jetties 

5. Nourish Wells Bay beaches 

 

Sand Dune Regulation 

1. Create Wells Bay Advisory Committee 

2. Develop consistent standards for shoreland zoning 

3. Amend Sand Dune rules to protect resources during construction activity 

4. Develop GIS-based program for assessing sand dune permits 

 

Economic Impact 

1. Conduct economic impact study of Wells Bay beaches 

2. Develop economic indicators for Wells Bay region 

3. Develop and administer regional beach management fund 

 

Some of the above actions are being taken at the state level: the Maine Geological Survey continues 

to map erosion rates for Maine's beaches, Wells Bay beaches have been nourished with dredge 

material from the harbor, and sand dune rules changes have taken place to address outstanding issues. 

The sand dune rules changes enacted in 2003 did, in fact, follow the recommendations made in the 

Wells Bay plan. 

 

However, little progress has been made locally to date. The recommendations of this plan should be 

considered for inclusion by reference in this Comprehensive Plan. 
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Water Dependent Uses 
 

The major water dependent use at this time is the marina and mooring area located at Wells Harbor. This 

is the only marine service facility in Wells, the only boat launch capable of handling commercial vessels, 

and the only mooring area in Wells for both commercial and pleasure boats. 

 

There are currently 150 moorings in Wells Harbor and all are in use. There is presently a waiting list for 

moorings with 80 people on it, an indication of the strong demand for recreational boating in Wells. This 

number is up substantially from a few years ago, due in large part to dredging of the harbor (see below) 

and to a newly-rebuilt boat ramp. 

 

Of the 150 moorings, 17 are used by commercial vessels and 133 by pleasure boats. In 1990 there were 

over 35 commercial boats and about 100 pleasure boats, and a third of the commercial boats were used by 

tuna fishermen. Today, all of the commercial boats are used for lobstering, thus showing how marine 

industries in Wells are challenged. 

 

There are no significant marine related businesses in Wells except at the marina. There are a number 

of lobster pounds, including Inness on Route One, Forbes on the Mile Road, Lord's at the Harbor, and 

Lord's at Wells Beach. 

 

There are no other significant water dependent uses in Wells due to the nature of the area. It is unlikely 

that there will be water dependent use in Wells Harbor, although the Town and the 

Department of Marine Resources are working to restore clam beds for recreational shellfish harvesting. 

 

Harbor Facilities 
 

Wells Harbor is the only harbor facility in Wells and is the only area suitable for this use. In 1961, 

the U.S. Army Corps of Engineers carried out a harbor improvement program, which consisted of 

constructing two jetties at the mouth of the Webhannet River and the dredging of the navigation 

channel and mooring basin. With these improvements came the development of the current marina 

facilities and expanded mooring capabilities. 

 

Since the original dredging, the mooring basin and channel experienced shoaling. The controlling 

depth of the channel deteriorated to only 4 feet to day beacon "5" and 1 foot beyond it. At low tide, 

much of the mooring basin was exposed. In addition, shoaling was occurring near the entrance to the 

harbor, and swells were reported to break in this area even in moderate seas. However, after many 

years of negotiations, the Army Corps of Engineers and the Town have completed maintenance 

dredging to reestablish the channel and mooring basin. The immediate effect of the dredging is that 

more than 40 moorings have been replaced and the harbor is again operating at its full capacity. 

 

Wells Harbor offers gas, diesel fuel, ice, and water; and there are dumpster facilities. The marina's 

marine railway can handle boats up to forty feet. Some engine repairs and service are available. 

There are no transient moorings, but short-term tie-up is available at the Town floats. 

 

The Wells Harbor Advisory Committee developed plans to upgrade the harbor areas and this led to a 

new public boat ramp (built by the state) and a plan to rebuild the fish locker that was approved at the 

2004 Town Meeting. Development has expanded parking and low intensity recreation uses at the 
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harbor. These facilities are adequate to meet projected demand for access. The Town does not 

presently charge for parking at Wells Harbor. 

 

Recreation and Public Access 
 

The major use of the coastal area has been for recreation since the late 1800s. This situation was been 

complicated by the recent Supreme Court decision with respect to Moody Beach. The decision 

determined that the beach and intertidal areas in this section of the shorefront are private property 

with limited rights of public access. 

 

Access to Laudholm Beach is available through the Wells Reserve and State land. At present the 

Reserve and the state have no plans to further develop the area for improved beach access. 

 

Access to Drakes Island Beach is unrestricted. There are a number of public rights-of-way to the 

beach and two parking lots. 

 

Access to Wells Beach is also unrestricted. There is public access to the beach at Casino Square and 

at a number of public rights-of-way. Public parking is available in Casino Square, in a parking lot on 

Mile Road, and at a large lot at the northern end of Atlantic Avenue. A new private parking facility is 

being developed on Gold Ribbon Drive to expand available parking. 

 

Public access to Moody Beach is restricted as a result of the recent court decisions. Access for the 

public is restricted to a number of Town owned rights-of-way. There is a public parking lot near the 

Wells-Ogunquit town line which serves both communities. The Town is currently pursuing a number 

of possibilities to secure limited public access to Moody Beach. A community center is located at 

Moody Beach and is operated by the beach association. 

 

Public access is also provided at Wells Harbor. This area provides the only salt water boating access 

in the Town. The Town owns this facility, which provides low intensity and passive recreation for 

both residents and tourists. The Town and Wells National Estuarine Research Center are considering 

the construction of a clam research center and educational facility at this location. 

 

Shellfishing 
 

The Town of Wells has had an abundance of shellfishing resources, predominately with clams, 

throughout the Webhannet and Little River Estuaries. The resource was plentiful and opened for 

harvesting for most of the Townôs history with the exception of the late 1970s through the mid 

1990s. During that period in the Webhannet River Estuary, the Town went through major sanitary 

infrastructure installation disrupting the shellfish industry in Wells. In the process of installing 

sanitary lines, the clam beds were harvested through commercial means leaving the resource 

destroyed. The Little River estuary has not been legally clamed since the mid 1970s. 

 

During the decade or so that followed, pollution and conditions prohibited the State from opening the 

shellfish resource in the Webhannet Estuary. During the late 1980s, the Town partnered with the 

Wells Reserve and the State Department of Marine Resources (DMR) to study, re-seed and re-open 

sections of the Webhannet Estuary to shellfishing. Town funds were allocated annually to the Townôs 

Shellfish Commission to: 

1. Re-seed productive harvesting sections of the estuary; 
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2. Funds were granted to the Wells Reserve for clam population studies, water quality testing 

and analysis, and research projects determining pollution sources; and 

3. Funds were annually spent on controlling the Green Crab population, a predator of the 

shellfish. 

 

Teams of volunteers assisted in the water quality testing that resulted in the re-opening of the estuary 

by the DMR in March 1996 for a controlled seasonal harvesting. At the Townôs request to DMR, the 

Townôs Shellfish Ordinance prohibited commercial harvesting. Recreational harvesting was allowed 

during only certain winter months during the year. Licenses were limited to 250 Wells residents and 

50 non-residents. During initial years of the harvesting in the late 1990s, the maximum licenses were 

sold. In 2004, only 169 licenses were sold during the harvesting period. 

 

The Townôs Shellfish Commission meets three times a year and continues to partner with DMR and 

the Wells Reserve on keeping the Shellfish areas open in the Webhannet Estuary. In 2000, the 

Shellfish Commission constructed a clam hatchery to raise clam seedlings for planting. Annually, 

bulk purchases of seedlings are purchased and placed in the hatchery to allow for growth for planting 

purposes. Planting techniques and locations are determined by the Commission and its partners. 

 

Shellfish Harvesting in Wells, since the shellfish beds have been re-opened in 1996, has been 

contained to the Webhannet Estuary from Drakes Island Road to the Mile Road. All other areas are 

closed to harvesting. 

 

Analysis 
 

The inventory of marine resources identifies a number of issues that should be addressed in the 

policies and implementation section of the Plan: 

 

1. the need to maintain Wells Harbor as a viable marine facility providing moorings, marine 

services and ocean access for commercial and recreational boaters. 

 

2. the need to continue to improve and maintain the water quality of the estuaries to ensure that 

marine resources can thrive and provide continued opportunity for recreational harvesting. 

Improving and maintaining estuarine water quality is a function of controlling nonpoint 

source pollution of land activities upstream on the numerous rivers and tributaries that flow 

into the estuaries. 

 

3. the need to maintain and, where appropriate, improve public access to beaches and waterfront 

resources in Wells in a manner that balances the rights of residents and non-beachfront 

property owners with the residents of the beach areas. 

 

4. the desirability of providing a "high quality" beach experience for residents and visitors alike, 

including adequate facilities and parking, while avoiding overuse of this resource and 

balancing recreation with environmental concerns. 

 

5. the need to continue to implement the Wells Bay Regional Beach Management Plan, with a 

particular focus on beach nourishment, protection of coastal properties and improving the 

coastal tourism economy through maintaining a healthy beach system. 
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Section 5 -- Transportation and Circulation  
 

Introduction  
 

In the Transportation Chapter of the 1990 Comprehensive Plan, there was a discussion of the 

following issues. These issues remain relevant in 2004. 

 

1. The role of US Route 1 both as an arterial and as the principal local business street in the 

Town and what level of improvements would be acceptable. 

 

2. Relief from the congestion on US Route 1 and provision of improved north ï south 

movement. 

 

3. Maintenance of the carrying capacity of state and local roadways. 

 

4. Improvement of problem intersections on US Route 1. 

 

5. Additional access to the Maine Turnpike in order to serve vehicles destined for the southern 

section of Wells and Ogunquit. This would reduce traffic on US Route 1. 

 

6. Opportunities for pedestrian and bicycle travel in all areas of Town. 

 

7. Improved public transportation to serve the eastern and coastal areas. 

 

8. Upgrade of the collector road network in order to address safety and capacity issues. 

 

Since the 1990 Plan was developed, a number of opportunities for alternative transportation modes 

have expanded or become available. Specifically, the Wells Transportation Center was constructed at 

the Maine Turnpike Interchange, Amtrak reinstated passenger rail service between Portland and 

Boston with a stop in Wells at the Transportation Center, park-and-ride capacity was expanded, the 

Wells Trolley has continued to serve summer travelers, construction of the Eastern Trail (which 

traverses Wells) began, a Sidewalk Committee was appointed, and a Sidewalk Development Plan 

produced. Still, the Town recognizes that the state and local road system provide the framework for 

the bulk of the transportation in, through, and out of Wells. 

 

The Townôs roadway system ranges from rural country-type roads to the six-lane Maine Turnpike, 

which serves as Maineôs gateway from the Boston metropolitan area and the eastern United States. 

The Maine Turnpike is a heavily traveled highway, especially during the ten-week summer tourist 

season from late June through Labor Day. The local road system experiences similar seasonal 

demands while the year-round population and travel activity in southern Maine continues to rise.  

 
There are a variety of demands placed on the Townôs roadway system, such as regional growth and 

economic factors that are beyond the control of the Town of Wells and local economic activity and 

population growth. Historically, the Townôs economy was based on natural resource-based industries 

such as recreation and tourism, fishing, agriculture, silviculture and wood products. Although the 

economy has shifted and the recreation and tourism sector has become a major component of the local 

economy, there is still significant transportation demand for the Town roadway system. Wells is now 

home to several larger companies and institutions such as Spencer Press, Shawôs Distribution Center, 
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York County Community College and many small specialty and tourist related businesses. Wells can 

also expect additional traffic demand from relatively small professional and technical businesses. The 

2000 Census identified Management/Professional/Related and Sales/Office occupations as  

comprising over 60% of the workforce in Wells, higher than the York County average. 

 

A larger share of traffic in Wells is due to residents of Wells and other towns that use the Townôs 

roadways to commute to jobs outside of Wells. In 2000, only 26% of the 4,686 Wells commuters 

worked within the Townôs boundaries, meaning that about 3,500 people commute out of Wells each 

day. Additionally, residents of many nearby communities such as Sanford, North Berwick and South 

Berwick, must pass through Wells in order to reach the Maine Turnpike. 

 

The Townôs attractive and lengthy sandy beaches along with the scenic and recreational value of 

Wells Bay make the community very inviting for summer tourists with middle level income. The 

rural nature of the community with its access to major highways makes Wells attractive to year-

round residents. As the year-round and seasonal population continues to increase, Wells will need to 

respond to the changing demands by providing a well-managed and balanced transportation system. 

 

Regional Transportation Planning 
 

A communityôs transportation and circulation system needs to be considered in a multi-community or 

regional context since no individual mode could function in a single community. Wells has 

traditionally participated in the Maine Department of Transportationôs (MaineDOTôs) Regional 

Transportation Advisory Committee (RTAC) process. The role of the RTAC is to solicit and provide 

MDOT with public input into the statewide planning process. Individual towns are not specifically 

represented in the RTAC membership, although there is a general municipal representation on the 

committee. The RTAC does not make project-specific recommendations. In order for the Town of 

Wells to ensure that state and regional transportation planning officials are aware of the Townôs 

transportation deficiencies and needs, it responds to MaineDOTôs biennial project solicitation letter. 

Every two years, MDOT updates its Six Year Plan. At that time, community requests for state and 

federally funded transportation projects are made. The RTAC hosts public hearings on the Draft Six- 

Year Plan and participates in updates to MaineDOT policy objectives. 

 

One example of an effective method to incorporate regional issues in local transportation planning is 

to participate in a Corridor Committee. In November 2003, the Southern Maine Regional Planning 

Commission (SMRPC) convened a Route 109 Corridor Committee with representatives from the 

towns of Wells and Sanford and the Maine Department of Transportation (MaineDOT). Early in the 

process, the need to determine whether or not the road would be able to meet the mobility needs of 

the anticipated future economic and residential activity in the region was identified. If not, it was 

recognized that other transportation options will need to be identified since there are a number of 

significant limits to increasing the capacity of Route 109 by widening, including historical properties, 

funding constraints, conservation land, and the desire to retain rural character in the residential zones. 

Also, impacts to existing and future residents of the corridor can be considered in the Corridor 

Planning process as the two communities promote and plan for commercial and industrial 

development at the ends of the study area. Another item under discussion at the Corridor Committee 

level includes the likely increase of heavy vehicle traffic along Route 109 and potentially other routes 

as a result of the expansion of industrial uses currently encouraged in both Sanford and Wells. 
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The Corridor Committee is regularly updated on the design of the reconstruction of just over 4 miles of 

Route 109 between the Maine Turnpike and the High Pine area. Construction is expected to begin in 2005 

or 2006. In general, the design will include widening to two 12-foot lanes and 8-foot shoulders, minor 

adjustments to the horizontal and vertical alignments to improve driving sight distance and meet 

AASHTO safety standards, and extensive reconstruction of the road base. Two left-turn lanes are also 

included. The first is a northbound left-turn lane onto Roger Bragdon Road. The design incorporates a 

bypass lane northbound at Roger Bragdon Road. The second is a southbound left-turn lane onto Lindsey 

Road. The design incorporates a 10-foot wide passing shoulder at the Lindsey Road intersection. 

 

This roadway continues to have increased traffic volumes. Just east of the Maine Turnpike interchange 

(Exit 19 ï formerly Exit 2), the 2002 Average Annualized Daily Traffic (AADT) was 18,610, an increase 

of 6,000 vehicles since 1991. Also, there are three high crash locations along Route 109 in Wells: the 

Route 9/109 intersection; the Route 9A/109 intersection, and the section of Route 109 between Bragdon 

Road and Meetinghouse Road. The town is very concerned that Route 109 retain its rural character and 

that any designs be consistent with the Route 109/9 Corridor Study completed and adopted as an element 

to this Comprehensive Plan in January, 2000. That study designates the High Pine area for residential and 

limited business use and Route 109 north of High Pine to the Sanford Town Line as rural. Between Route 

1 and the Turnpike, a Town Center is envisioned. 
 

Access Management 

 
The Maine Department of Transportation (MaineDOT) adopted a set of access management rules in 

2002 in response to the enactment of An Act to Ensure Cost Effective and Safe Highways in the 

State by the Legislature in 2000, which addressed arterial capacity, poor drainage, and the high 

number of driveway-related crashes. The rules regulate sight distance, corner clearance, spacing, 

width, setbacks, parking, drainage, and mitigation requirements. In order to obtain a permit from 

MaineDOT, any new or changed driveway or entrance on state and state-aid highways located 

outside urban compact areas must meet specifications described in the rules. 

 

The rules can be viewed in detail at http://www.state.me.us/mdot/planning/bureauweb/accesslinks.htm. 

 

The rules are organized into a four-tier system with regulation of driveways and entrances increasing 

for roads with higher mobility importance and poorer safety records. The following are the 

designations for the highway network in Wells: 

 

1. Basic Safety Standards apply to all state and state-aid roads. (non-urban compact portions 

of Route 9, Route 9A, Route 9B, Route 109, and US Route 1)2. Major Collector and 

Arterial Standards provide more detailed design standards for entrances onto major 

collector and arterial roads. Entrances are accesses that serve 50 or trips per day. (non-

urban compact portions of Route 9, Route 109, and US Route 1) 

3. Mobility corridors connect service centers and/or urban compact areas and carry at least 

5000 vehicles per day along at least 50% of the corridorôs length. (non-urban compact 

portions of Route 9 west of Route 109, Route 109 north of Route 9, and US Route 1)  

4. Retrograde arterials are mobility corridors where the number of crashes related to a 

driveway or entrance exceeds the statewide average for arterials with the same posted 

speed. (non-urban compact portion of Route 9 between Boyd Road and Route 109; non-

urban compact portion of Route 109 between Route 9 and El Velvel Circle; and 

approximately ½-mile of US Route 1 just 

http://www.state.me.us/mdot/planning/bureauweb/accesslinks.htm
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south of the Kennebunk Town Line) 

 

The rules do limit access to assure safety and preserve mobility on state highways. Since this 

Comprehensive Plan and the Central Area Development Plan focus growth largely within the urban 

compact area (where the access management rules do not apply), it does not appear that this conflict 

between the rules and local growth planning is currently an issue in Wells. 

 

However, the need to strengthen access management along Route 109 has been discussed in detail by 

the Route 109 Corridor Committee. At the time of this writing, the Committee was discussing the 

potential for a consistent curb cut permitting process between Route 4 in Sanford and Chapel Road in 

Wells. Additionally, the Committee was discussing the potential need to preserve right-of-way 

(ROW) to allow for additional capacity, possibly in the form of service roads in areas where 

commercial development is anticipated. Also, the committee discussed the opportunity to 

consistently regulate sign and building design. Developing a Route 109 Mobility Plan and/or 

adopting a consistent set of access management rules is anticipated. 

 

Central Area Development Plan 
 

The Central Area Development Plan, prepared by Wilbur Smith Associates for the Town, 

conceptualized a Town Center for Wells. As part of that plan, new streets were recommended to 

create an interconnected street network to serve the new Center. However, the need to create a 

Master Plan for the envisioned grid system was noted by MaineDOT in order to identify the impact 

to the existing highway network. 

 

State and Local Functional Classification 
 

The functional classification system identifies roadways according to the service they provide in the 

highway network. The system allows the user to understand how individual roads and streets relate to 

the highway network as a whole. The classification system provides a procedure for the long-term 

management and development of the stateôs and local roadway network. For the purpose of highway 

planning and maintenance, the Maine Department of Transportation has classified highways and 

roads in Wells for state and federal aid requirements. The Town of Wells has modified the 

classification to fit its own roadway planning and maintenance programs. In general, the two systems 

are consistent with each other. Of the approximately 136.2 miles of public roads in the Town of 

Wells, approximately 90 miles are local roads. 

 

Arterials  

 

Arterial highways, as designated by the Maine Department of Transportation (MDOT), are intended 

to provide a high degree of mobility by being able to handle large volumes of traffic and to serve 

individuals and commercial operations for longer trips. Arterials connect major economic activity 

centers such as southern York County with the greater Portland area. Arterials are capable of 

handling between 10,000 and 30,000 vehicles per day. 

 

MDOT has further subdivided arterials into: 

¶ Principal arterial - interstate highways 

¶ Other freeways and expressways 
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¶ Other principal arterial 

¶ Minor arterial 

 

Collectors 

 

Collector roads link the arterial highways with local roads and roadways serving residential 

neighborhoods. Collector roadways are so located as to conveniently manage local roads traffic and 

typically have two travel lanes and six to eight foot shoulders with the capacity to handle 8,000 to 

10,000 vehicles per day. 

 

Local Roads 

 

Local roads are designed to provide direct access to abutting properties, usually residential or low-

impact commercial. They are relatively short and discontinuous in order to limit the traffic volume. 

Local roads have two travel lanes and may have a parking lane. Traffic volumes are low, normally 

under a 1,000 vehicles per day. 

 

MAINE DOT FUNCTIONAL C LASSIFICATION  

 

The functional classification system extends only to those roadways that have state and/or federal 

designation as a collector level or higher. Wellsô current roadway network consists of the following 

MDOT functional classification designations: 

 

Arterials  

¶ Principal Arterials ï I ï 95 (Maine Turnpike) 

¶ Other Freeways and Expressways ï none 

¶ Other Principal Arterials ï Maine Route 109 

¶ Minor Arterials ï US Route 1; Maine Routes 4 and 9; Maine Route 109/9 (between I ï 95 

and US Route 1) 

 

Collectors 

¶ Major Collectors ï Maine Route 9A (from Maine Route 109 to the Kennebunk Town Line; 

Maine Route 9B (from Maine Route 9 to Route 1) 

¶ Minor Collectors ï Bragdon Road 

 

WELLS FUNCTIONAL CLASSIFICATION SYSTEM  

 

Using traffic volumes and local knowledge of roadway function, the Wells Public Works Department 

has developed a five-tier approach for the classification of roadways for which it is responsible. See 

Table 13. While some of these roadways are state highways, they fall in the urban compact area and 

consequently, the Town is responsible for their maintenance. 
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The Townôs street ordinance has defined a specific type of roads serving developments: boulevards. 

The adopted definition of boulevard is: ñA local street consisting of at least two approximately 

parallel travel lanes (at least one in each direction) and lanes connecting the travel lanes, separated by 

a landscaped median strip at least ten feet wide, providing access to lots in a residential subdivision.ò 

As of 2004, there has only been one such boulevard constructed in Wells, and the Town has 

considered amending or doing away with this road category. 

 

Roadway Maintenance Policy 

 
The Townôs Public Works Department has completed a Road Surface Management Program using a 

model prepared by the Maine Department of Transportation in cooperation with the University of 

Maine. This document provides guidance to local officials and is a useful tool in establishing 

priorities for road reconstruction, rehabilitation and resurfacing. Funds have not always been  

available to implement the Road Surface Management Program. 

 

Traffic Volumes 

 
The Maine Department of Transportation (MaineDOT) conducts traffic counts on a periodic basis. 

Historically, traffic patterns and the resulting volumes have peaks (i.e. morning / afternoon 

commutes and weekends) and valleys (mid-day and late evening / early morning). Maine DOT has 

converted the traffic data into Average Annual Daily Traffic (AADT) counts, which provide a 

uniform basis for the evaluation of traffic volumes. 

 

Because of its strategic location as a desirable summer beach resort, state highways and local 

roadways in Wells carry a significant amount of traffic. The Maine Turnpike, also referred to as I ï 

95, is the heaviest traveled road in Town with a 1997 AADT of 32,000 vehicles. In 1997, the AADT 

along US Route 1 ranged between 10,000 and 18,000 vehicles. The maximum recorded AADT of 

18,000 vehicles was south of Mile Road; these travelers were destined for Atlantic Avenue and Wells 

Beach. Traffic along US Route 1 is concentrated between Furbush Road and the intersection of 

Maine Route 9 / 109. Because of the averaging of the traffic data, the state and local roadway 

network carries significantly more traffic in summer and less in the late fall, winter and early spring 

The following is a sampling of traffic volumes from 10 traffic-recording locations. 
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Of the ten locations sampled above, seven stations experienced a 15% increase or greater: 

¶  US Route 1 South of Mile Road - 22% increase from 1992 to 2000; 

¶  US Route 1 North of Furbush Road ï 15% increase from 1995 to 2000; 

¶  US Route 1 Southwest of Route 9 ï 17% increase from 1992 to 2000; 

¶  Route 9/109 Southeast of Route 9 - 20% increase from 1992 to 2000; 

¶  Route 9 Southwest of Route 9/109 ï 28% increase from 1992 to 2000; 

¶  Route 109 Southeast of Wire Road ï 35% increase from 1992 to 1997; and 

¶  Meetinghouse Road West of Route 9A ï 34% increase from 1995 to 2000. 

 

Vehicle Crashes 

 
The Maine Department of Transportationôs High Crash Location Listing for the years 2000-2002 

identified nine high crash locations in the Town of Wells. To be designated a high crash location, the 

intersection or road segment must experience a least eight accidents within a three year period and 

have a critical rating factor (CRF) of greater than 1.00. The CRF is the actual crash rate divided by 

the expected crash rate. A CRF greater than 1.00 indicates that the road segment or intersection has 

more vehicle crashes than would be expected. Table 15 provides the crash data for these nine  

locations in Wells. 
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These nine locations recorded a total of 114 accidents during the three-year period of 2000-2002. By 

comparison, the 1990 Comprehensive Plan documented 11 sites as high crash locations, only two of 

which were the same as cited in Table 2ðthe intersection of Route 109 and Route 9 and US Route 1 

north of Buzzell Road. Of those 11 high accident locations, five were on Route One. Fifty crashes, or 

44% of the total number of crashes occurred on US Route 1. 

 

In addition, the Townôs Public Works Department has identified the following problem intersections: 

¶ Maine Route 109 and US Route 1 * 

¶ Maine Route 9B and US Route 1 

¶ Maine Route 9 (The Kennebunk Road) and US Route 1 

¶ Maine Route 109 and Route 9A ï very poor condition * 

¶ Maine Route 109 and Route 9 * 

¶ Bearôs Den Road and Maine Route 9B 

 

These problems are due to heavy traffic volumes and outdated designs. The two problem 

intersections identified with a * are also listed as a high crash locations as identified in Table 15. 

 

Sidewalks 

 
In 2000, the Town established a sidewalk committee with the responsibility of identifying locations 

for the extensions of new sidewalks. The Sidewalk Committee identified Route 1 between Drakes 

Island Road and Stewart Street (Area A) and Route 109 between Route 1 and the Wells 

Transportation Center (Area B) as the highest priority for the construction of sidewalks and other 

pedestrian facilities. The Town of Wells Sidewalk Development Plan and related ordinance 

amendments were approved at Town Meeting in April 2003. The Plan includes goals, policies, 

standards, implementation strategies, and a Capital Improvement Program (CIP) to develop 

pedestrian walkways in the identified priority areas. 
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Bridges 
According to the Maine Department of Transportation (MaineDOT) Bridge Management Program, 

there are twenty-seven (27) publicly owned bridges that carry motor vehicles in town. Responsibility 

is determined by the MaineDOT Local Bridge Program, which became law in July of 2001. Bridges 

of at least 20 feet in length on town or state-aid roadways are the responsibility of MaineDOT. Minor 

spans, which are bridges that are at least 10 feet but less than 20 feet in length, that are on town 

roadways are the responsibility of the municipality. If a minor span is located on a state or state-aid 

roadway, maintenance responsibility falls with MaineDOT. As such, the Town of Wells is 

responsible for the maintenance of ten (10) bridges. 

 

MaineDOT inspects all Bridges and Minor Spans on public ways every two years in accordance with 

the Federal Highway Administration (FHWA) and MDOTôs Bridge Management Coding Guides. 

The inspections result in a Federal Sufficiency Rating (FSR) for each bridge, which is calculated by 

analyzing the condition of each of the bridgeôs components, such as the deck, the substructure, the 

superstructure, etc. Table 16 describes the FSR scale. 

 

 
If the FSR on a state bridge located on a state or state-aid highway is less than 50, the bridge requires 

attention and may qualify for federal funding, depending upon the individual condition ratings of the 

bridgeôs various components. In Wells, nine (9) bridges with a sufficiency rating of 50.0 or lower. 

These are noted in Table 17. The Town should work closely with MDOT in order ensure that these  

bridges are maintained at a satisfactory level. 
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Parking 

 
Wells Beach, Moody Beach, Wells Harbor Park, Drakeôs Island Beach, the Wells Reserve/ 

Laudholm Beach, and the roads leading to the beaches experience parking problems during the 

tourist season. There is limited on-street parking on Ocean Avenue and Atlantic Avenue specifically. 

The amount of available parking limits the number of automobiles and consequently the number of 

persons who can use the beach area. There is need for additional off-street parking adjacent to Route 

1 that can be serviced by the trolley to shuttle beach goers. 

 

At certain times during the day and year, some motorists park in the break down lane and passing 

lane of US Route 1. Commercial activities that are close to the road along with yard sales create this 

type of condition. In general, parking does not tend to be a problem in other parts of Town. 

 

Other Modes of Transportation 

 
Wellsô transportation system is in large part a reflection of the historical growth of the Town. 

At the end of the 19th century and beginning of the 20th century, a light electric rail service was 

available in Wells and other nearby coastal southern Maine communities. The rail service connected 

the coastal Southern Maine communities with Sanford and Springvale. Long distance railroads with 

two stations in Wells served the Town. Similar to the pattern that evolved throughout the United 

States during the early to middle part of the 20th century, the private automobile became the primary 

means of transportation in Wells.  

 

While motorized vehicles including automobiles, heavy and light trucks, will continue to be the 

primary form of transportation in Wells for the next several decades, the Town has been effective in 

encouraging and planning for other suitable forms of transportation. The most significant example of 

this planning is for the Wells Transportation Center, which opened for business in December 2002. 

The Wells Transportation Center is located directly off of Exit 19 (formerly Exit 2) of the Maine 

Turnpike on Route 109/9. It is an intermodal transportation center serving southern Maine served by 

passenger rail service and commuter parking for 220 vehicles. 
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Wells Trolley 
The Wells Chamber of Commerce, with assistance and cooperation from the Town of Wells, 

established and continues to operate the Wells Trolley system. The trolley system currently serves 

the Town center area and the beaches between late June and Labor Day. The Southern Maine 

Regional Planning Commission (SMRPC), at the time of writing, was coordinating a study to 

determine the feasibility and potential route and costs of additional transit service along the southern 

Maine Coast. Part of this work was focused on the Wells Trolley. A May 2004 Draft of Service 

Design Alternatives, prepared by Tom Crikelair Associates, noted the following issues with the 

existing Wells Trolley service: 

 

Á A route that is too long, with too many diversions; 

Á Infrequent service, resulting in part from the length of the route; 

Á Unpredictable service, with long gaps and no published timetable; 

Á Slow and indirect access to hotels from the Wells Transportation Center; 

Á Inadequate transfer facilities for connections with the Ogunquit trolley; 

Á No southbound access to Beach Acres campground; and 

Á Limited northbound access to the Wells Plaza. 

 

At the time of writing, two suggested improvements were being pursued: (1) to eliminate service to 

the Wells Transportation Center [The study recommends replacing the service to the Wells 

Intermodal Center with hotel shuttles for increased traveler convenience. Other stops that would lose 

service could be served by the recommended fixed-route service out of Sanford]; and (2) to move the 

transfer with the Ogunquit Trolley to the Wells Chamber of Commerce. 

 

Rail Service 
Amtrakôs Downeaster passenger rail service was initiated in December 2001 and includes four round 

trips from Portland, Maine to Boston, Massachusetts with stops in Wells. Since its inception in 

December 2001, the Downeaster service has been increasingly popular. In a 1993 transportation 

impact study for a restored passenger rail service, Vanasse Hangen Brustlin, Inc. (VHB) predicted 

that 121 passengers would use the Wells station each day in the first year of service (1994 for that 

study). By 2010, it was expected that Wells would see 255 passengers per day. During the summer 

months of 2003, a weekday average of 97 passengers boarded or disembarked at the Wells Station, 

less than that projected for the first year of service. For the summer 2003 weekends, the average 

number of passengers was 92. 1 

 

Taxi Service 
Three taxi companies from outside Wells serve the Town primarily during the summer tourist season. 

One operates from Ogunquit, a second from Kennebunk, and a third from Sanford. 

 

Social Service Agency Transportation 
The York County Community Action Corporation (YCCAC) provides a public demand responsive 

transit service for its resident clients in Wells and other York County communities. Clients call in 

advance and schedule their transportation need with the agency. The service targets the elderly, 

disabled, and low-income populations although the general population can use the service on a space 

available basis. Another group that provides a similar service in the Kennebunk-Wells area is FISH 

                                                           
1
 April 13, 2004 Memorandum to Tom Crikelair regarding Southern Maine Regional Planning 

Commission Coastal Explorer Study 
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(Friends in Service Helping). The York Hospital also provides a bus service for patients who require 

transportation to and from the hospital. 

 

YCCAC also operates the Wheels to Access Vocation and Education (WAVE) service between 

Wells and Sanford. The WAVE connects people with jobs and job training with 24-hour advance 

registration. The WAVE currently provides between 2,300 and 3,000 one-way rides to approximately 

100 people per month. Roughly a third of these riders travel to work or training in Wells, including 

Spencer Press, McDonaldôs, and York County Community College. 

 

Air Service 
Wells is approximately ½ hour from Portland International Jetport and Pease International Tradeport 

in Portsmouth, NH. Manchester, NH or Logan Airport in Boston are about 1¼ hour away. Shuttle 

service is available to Boston and Portland from private carriers. 

 

Bicycle 
Any segment of roadway having a paved shoulder of at least 4 feet in width is generally considered 

appropriate for bicycle travel. As mentioned previously, as state highways such as Routes 9 and 109 

and US Route 1 have been improved, the Town and MaineDOT have worked to provide for bicycle 

lanes by creating adequate paved shoulders and proper striping. A portion of Route 109/9 has a 

bicycle lane. As highways are improved and upgraded, the Town will encourage adequate shoulder 

widths in order to accommodate bicycle travel. According to the Maine Department of 

Transportationôs (MDOTôs) policy for paving shoulders, any highway improvement, reconstruction,  

or pavement preservation project on state and state-aid roads where the Summer Average Daily 

Traffic exceeds 4000 vehicles shall include paved shoulders. The construction of shoulders on other 

roadways would be the responsibility of the town. 

 

Several interest groups (Saco Trails, Old Orchard Beach Trails, Scarborough Conservation Land 

Trust) are working to establish a four-season corridor for cyclists, hikers, walkers, inline skaters, 

crosscountry skiers called the Eastern Trail from South Portland, Maine to Portsmouth, New 

Hampshire. The Eastern Trail follows the old Boston and Maine Eastern Line, which travels through 

the western section of Wells. Wells has joined eleven other municipalities and the private Eastern 

Trail Alliance to form the Eastern Trail Management District. The District will be the entity 

managing the trail once it is built. MaineDOT has been supportive of the trail development, including 

funds for it in its Biennial Transportation Improvements Plans for the past two biennia. The District 

is currently designing trail improvements in Scarborough, where it will connect with existing 

sections of the trail in South Portland. 

 

Analysis 

 
The inventory of transportation identified a number of issues, which need to be addressed in the 

Action Plan of this chapter of the plan update. They include: 

 

1. The need to provide a safe, efficient and balanced transportation system that meets the needs 

of the citizens of Wells as well as visitors to the Town while recognizing that the road system 

provides the framework for the bulk of the transportation in, through, and out of Wells. 

2. The need to play an active role in ongoing planning for improvements to the US Route 1 

Corridor 
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in coordination with the Maine Department of Transportation to ensure that the following issues 

are addressed: 

¶ The definition of US Route 1ôs role as a state arterial and principal local business street, i.e. 

ñMain Streetò; 

¶ Exploring options for alternative north-south connector routes; 

¶ Improvement of problem intersections; 

¶ Need for off-street parking areas and sidewalk, walking trails and biking lanes; 

¶ Desire to reduce congestion. 

 

3. Working with the Maine Turnpike Authority and other towns in the area to better understand and 

address the impact of the Turnpikeôs toll policy and accessibility on the movement of traffic in 

Wells and the surrounding region. This may include investigating the need for a new Turnpike 

interchange in the Moody/Ogunquit area. 

 

4. The need to play an active role in the Route 109 Corridor Committee being coordinated by the 

Southern Maine Regional Planning Commission to ensure that Corridor Committee 

recommendations that effect the Town of Wells are consistent with the findings of the Route 

109/9 Corridor Study and with the objectives of this Comprehensive Plan. 

 

5. The need to encourage appropriate techniques for access management to ensure safe traffic 

movements on the Townôs major arterials and collectors, especially in urban compact areas where 

MaineDOTôs access management rules do not apply. 

 

6. The need to create a Master Plan for the envisioned Central Area that ensures that the Town 

Center provides opportunities for appropriate multi-modal linkages using sidewalks, trails and 

bicycle paths. 

 

7. The opportunity to establish a more formalized system of classifying local roadways that will 

enable the Town to effectively program roadway projects that will produce the most benefit. This 

effort could assist the Town in determining how best to handle safety and capacity problems on 

collector roads such as Routes 9 and 109. Also, a formal local functional classification system 

could allow for differing design standards in rural and growth areas that could help encourage 

development in growth areas while maintaining rural character elsewhere.  

 

8. The need to dedicate funds to continue the Road Surface Management Program to establish 

priorities for road reconstruction, rehabilitation, and resurfacing. 

 

9. The need for the Town to coordinate with MaineDOT to design and schedule improvements to 

the12 locations identified in the inventory as having safety issues. 

 

10. The need to support the implementation of the Sidewalk Development Plan. There is also a need 

to recognize that while sidewalks are appropriate for some sections of Town (built up areas, 

Town Center, along major highways), natural gravel trails may be desirable for the beach areas 

and more rural parts of Wells. The overall pedestrian facility system should be coordinated with 

the Transportation Center and the Eastern Trail. 

 

11. The need for the Town to continue to participate in the planning and development of the Coastal 

Explorer, a potential transit service that would connect York County communities with existing 
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intercity transit services such as the Downeaster passenger rail service, to ensure that 

proposed plans provide for intermodal transportation opportunities such as regional bus 

service, ride sharing, trolley service and bicycling. 

 

12. The need to address the condition of the bridges identified as ñBridges of Concernò in the 

inventory. 

 

13. The need to address the parking limitations for the beaches. 

 

14. The opportunity to improve options for bicycle travel. The Maine DOT is supportive of 

adding adequate shoulder width to a state highway when an improvement is being 

constructed in order to provide a bicycle lane. Local plans and policies will provide direction 

to local and state officials to ensure that bicycle lanes are constructed in a coordinated 

manner. 

 

15. The need to develop clear policies regarding the acceptance of new roads and the 

abandonment or discontinuance of old public roads, including colonial roads. 
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Section 6 ï Housing 
 
Household Change 

 
The rate of growth of Wellsô households closely matched that of the Townôs population. 

In 1980 there were 2,591 households in Wells. By 1990 there were over 3,056 households, an 

increase of 465 households during this 10-year period. From 1990 to 2000, household growth 

was even more rapid as Wells added 948 households for a 2000 total of 4,004. See Table 17. 
 

 
Using the population projections from the Section 1, the number of households in Wells may 

reach 4,300 by 2005, 4,700 by 2010 and 4,900 by 2015. These figures assume a steady average 

household size of 2.35 persons. A continued decrease in the Townôs average household size 

would result in even greater household growth. 

 

As mentioned in Section 1, the actual number of residential building permits issued between 

2000 and 2003 in Wells was 467. However, the number of new households added would not 

have been so great for two reasons: some new units are seasonal, and some old units have been 

torn down since 2000. Adjusting for these two considerations, SMRPC estimated that the change 

in occupied housing units from 2000-2003 was 393, meaning that there are an estimated 4,397 

year-round households in Wells as of 2004. 

 

Though population projections for Wells have been reasonably on target (see Section 1), the 

estimated number of households in 2004 exceeds the stateôs projection for 2005 by 100 

households, indicating a continued trend of decreasing household size in Wells. The number of 

households in Wells could therefore easily exceed 5,000 by the year 2015, if not sooner. 

 

Understanding how the number of households is changing is important for planning purposes 

since in terms of land use and municipal services, this figure is often the key unit for determining 

demand on public services. Table 18 shows how the number of year round households changed 

between 1980 and 2000. 
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After growing more slowly than other towns in southern York County during the 1980s, Wellsô 

household growth rate picked up considerably from 1990 to 2000. Kennebunk and York both still 

grew at faster clips than did Wells, however, during the 1990s. See Table 18. 

 

 
 
During the 1980s and 1990s, Wells continued to witness changes in the composition of households. 

Household size dropped at a rapid rate during the 1990s: according to the 2000 census it was just 

2.35 persons per household compared to 2.55 in 1990, 2.59 in 1980 and 2.83 in 1970. York County 

as a whole also saw household size drop from 2.75 persons per household in 1980 to 2.63 in 1990 to 

2.54 in 2000. This decrease in household size is the result of lower birth rates, higher divorce rates, 

increased longevity among seniors and a greater number of younger and elderly individuals living 

independently in single households. Based upon regional and national trends, this figure is likely to 

continue to drop. 

 

This phenomenon of an increasing population with a decrease in the size of households has a 

significant effect on growth and residential development. In effect, it requires a greater number of 

households to house the same number of people. This affects the number of housing units as well as 

the amount of land needed for residential uses. 

 

Housing Stock Characteristics 
 

In addition to total housing supply and growth, it is also important to examine the composition of a 

municipalityôs housing growth. The availability of different types of housing units (i.e., single 

family, multi-family, manufactured (mobile) and renter occupied versus owner occupied) is 

significant if the housing needs of all segments of the community are to be served adequately. 

 

Wellsô housing stock is predominantly single family, owner-occupied housing units. As of 1980 

Wells had 2,879 year round housing units and another 1,750 seasonal units for a total of 4,629. 74% 

(2,140 units) of the Townôs total year round housing units were single family. Of these 89% were 

owner occupied. Conversely, 14% of Wells housing was multi-family, while 12% was manufactured. 

By1990 Wells had 5,217 housing units of which 3,849 were single family, also 74% of the housing 

stock. By comparison York County had over 79,000 total housing units and of that single family was 

only 68%. 
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According to 2000 Census data, Wells had a total of 4,333 year-round housing units. Among 

these units, 4,004 were occupied and 329 were vacantða vacancy rate of about 8.2%. Most of 

the vacant units were considered rental units but it is possible that some of these were not really 

vacant housing units but were actually lodging units (see next paragraph). Among occupied 

units, 3,282 (82%) were owner occupied and 722 (18%) were renter occupied. 

 

The 2000 Census also reported a total of 3,461 seasonal housing units in Wells. If accurate, this 

figure would represent an increase of more than 1,000 seasonal units from 1990. However, it 

appears that the Census figures include many new units built in recent years that are, in fact, 

lodging units and not dwelling units. In the past, it may have been possible that many seasonal 

units were being illegally used as off-season dwelling units. However, the Town now has a full-

time employee in the Code Enforcement Office whose job it is to monitor lodging units for code 

compliance. This position has greatly reduced the threat of the illegal use of lodging units. 

 

Table 19 compares lodging and seasonal units in Wells from 1994 to 2004. Overall, the Town 

added more than 1,000 seasonal units, the bulk of which were campground/RV park spaces. 

There was a significant increase in the number of seasonal cottages in the Town as well, as that 

inventory grew from 184 in 1994 to 450 in 2004. 

 

 

 

Housing Conditions 
General guidelines which are often used to classify housing units as substandard are those which 

have more than 1.01 persons per room, lack complete plumbing and lack central heat (excluding 

wood and flue heaters). Based upon the 2000 Census, just 38 units were overcrowded and only 

14 lacked complete plumbing. These figures have changed little since the 1990 Census. 

 

Another statistic that may be an indicator of the quality of Wells housing is the age of the 

housing stock. Generally a community with a housing stock comprised of newer units is less 

likely to have problems or to have been built without proper plumbing and heating since building 

codes have become more stringent over time. 

 

A large percentage of the Townôs housing units (about 72%) were built after 1960. A substantial 

amount has been built since 1980 (44%). Consequently, Wells is quite likely to have only a few 

substandard housing units. However, Wells has only been enforcing building codes since the late 

1980s, so some units built prior to that time may have not been built to code. 

 



Town of Wells, Maine --- The Comprehensive Plan --- Appendix A   Page 49 

 

Housing Affordability  
 

The Maine State Housing Authority (MSHA) tracks the status of Maineôs housing by town and 

housing market. MSHA includes Wells in the Biddeford housing market, although it borders 

both the Sanford and Kittery/York markets as well. MSHAôs chief indicator of housing 

affordability is its Affordability Index, which compares the affordable housing price for a 

household earning the median income level in a given area with the actual median home sale 

price in that area for the past year. For example, a townôs median affordable price was $120,000 

and the actual median sale price in the past year was $160,000, that townôs Affordability Index 

would be 0.75. 

 

In 2003, MSHA reported Wellsô Affordability Index as being 0.64, making it one of the least 

affordable towns in York County (the countywide average in 2003 was 0.78). Looking into these 

numbers, the median household income for Wells as reported by MSHA was $50,922, and a 

household earning this much would be able to afford a home priced at about $158,000. The 

actual median sale price for homes sold in Wells in 2003 was $245,000ð$87,000 above the 

median affordable price. 

 

Affordability in York County has been on the decline for several years. As recently as 2000, the 

countyôs overall Affordability Index stood at 0.97, but has fallen every year since then to its 

current level of 0.78. During that span, the countyôs median home sale price ballooned from 

$124,500 to $184,000ðan increase of 48% in just three years. 

 

Looking at surrounding housing markets, the Kittery/York and Biddeford markets are 

increasingly unaffordable, as MSHAôs Affordability Index levels for those two markets in 2003 

were 0.65 and 0.68, respectively. The Sanford marketôs Index was 0.86, making it more 

affordable than the other two and the county as a whole. Wellsô affordability index does compare 

evenly with its coastal neighbors York (0.64) and Kennebunk (0.64). However, Wells is less 

affordable than inland neighbors like South Berwick (0.80), North Berwick (0.78) and Sanford 

(0.77). Ogunquit has a very low index of 0.40, but its very small size and concentration of off-

season rental housing skews its affordability figures. 

 

MSHA also reports on rental housing. According to the 2003 report, there are 792 renter 

households in the Town and that the average rent for a two-bedroom unit was $1,063. This is 

quite a bit higher than both the countywide average rent of $978 and the Biddeford marketôs 

average rent of $862. However, Wellsô median rent is considerably lower than that those of York 

($1,187), Kittery ($1,228) and South Berwick ($1,113). At Wellsô average rent level, a 

household would need to earn about $42,500 per year to afford a unit. MSHA estimates that 59% 

of renter households cannot afford the average rent level in the Town. 

 

Another issue related to affordability is that Wells has put emphases on exempting affordable 

units from its residential growth ordinance. Accessory units that are attached to existing units are 

exempt from the growth ordinance, as are certain types of general and elderly affordable units. 

These exemptions are playing a strong role in increasing the Townôs inventory of affordable 

units. The growth ordinance issue is discussed further in Sections 8 and 10. 
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HOUSEHOLDS IN NEED OF AFFORDABLE HOUSING 

 

The Maine Growth Management Law defines the affordability of homes and apartments as follows: 

 

A home (apartment) is affordable to a household if that household can pay its mortgage, 

utilities and property taxes for a cost that does not exceed 28-33% of its gross income. An 

apartment is affordable to a household if that household can pay rent and utilities for a cost 

that does not exceed 30% of its gross income. 

 

The law further requires that new housing stock be provided in the community that can be afforded 

by households that have incomes categorized as very low, low and moderate. Very low income is 

defined as income less than 50% of the county median. Low income is 50 to 80% of the county 

median and moderate income is 80 to 120% of the median. As of 2003, the county median income 

level was estimated by the Maine State Housing Authority (MSHA) to be $48,522. To more easily 

define Very Low, Low, and Moderate levels for the area, this figure has been rounded up slightly to 

$50,000.  

Therefore, the income levels are: 

¶ Very Low: Under $25,000 

¶ Low: $25,000 to $40,000 

¶ Moderate: $40,000 to $60,000 

 

Not all households within the very low, lower, and moderate-income ranges have an unfulfilled need 

for housing. Some are renters who are in an acceptable unit at a price that is affordable to them. 

Some are renters who because of their stage in life would not choose to buy a home even if they had 

the opportunity. Others, including many senior households or people who inherit family property, 

may have a relatively low income but already own a home and are content where they are. 

 

Based on the income to housing cost thresholds defined above, as well as current interest rates, utility 

rates and property tax bills, MSHA estimates that, to afford a housing unit, a York County 

householdôs income should be at least 33.75% of the value of the home. By this standard, if a 

household earns $50,000 per year, its maximum affordability level for a housing unit would be about 

$148,000.  

 

The income and home price levels for households in Wells are thus assumed to be: 

¶ Very Low: Income below $25,000, home price below $74,000 

¶ Low: Income from $25,000 to $40,000, home price from $74,000 to $118,000 

¶ Moderate: Income from $40,000 to $60,000, home price from $118,000 to $178,000 

 

An issue that is very difficult to quantify is the ñinvisibleò affordable housing inventory in Wells. 

There are more than 4,000 seasonal housing and/or lodging units in the Town. The Townôs 

ordinances limit occupancy of lodging units to no more than 28 continuous days, and the Town has 

recently committed to enforce this law by assigning a Code Enforcement staff member exclusively to 

dealing with lodging and campground properties. Even though lodging units may not be occupied 

long-term, many provide short-term housing to new arrivals and/or temporary workers. In addition, 

many seasonal units are rented at affordable prices in the off-season, thus increasing the effective 

supply of affordable housing units in Wells. As a result, household income levels in Wells are fairly 

modestðas of 2003, MSHA reported the Townôs median household income as $50,922, just slightly 

above the countyôs median. 
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CURRENT AFFORDABLE HOUSING NEEDðGAP ANALYSIS 

 

The current affordable housing gap is measured by comparing Wellsô present populationôs 

income profile with that of York County. The central assumption in this analysis is that each 

community in the county should have an equal share of low to moderate income residents and 

thus bear its fair share of the regionôs affordable housing need.  

 

Table 20 compares 2000 Census data on very low, low and moderate-income households for 

Wells and York County to illustrate where the gaps exist. 

 

 
The ñgap analysisò conducted to determine Wellsô present affordable housing shortage was a 

matter of determining how many more very low, low and moderate-income households would 

need to be housed in the Town in order for its income profile to match that of York County. 

Table 21 illustrates the gap analysis. 

 

 
 

As Table 12-2 shows, Wellsô present affordable housing shortage is estimated to be 142 units, 

with 127 being in the very low-income range (units priced below $74,000), none in the low-

income range (priced between $74,000 and $118,000) and 15 in the moderate-income range 

(priced between $118,000 and $178,000). 

 

To close the existing gap of 142 units, Wells would need to add an average of about 9.5 

affordable housing units over a 15-year period. 
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FUTURE AFFORDABLE HOUSING NEED 

 

The Maine State Planning Office (SPO) projects that Wellsô year-round population will increase 

by 2,213 persons for the period spanning 2000 to 2015. Using the Townôs 2000 average 

household size of 2.35 persons, this translates to a net change of 942 year-round housing units. 

 

Maineôs Comprehensive Planning statutes mandate that local Comprehensive Plans ensure that at 

least 10% of new housing units in each municipality are targeted for affordable housing. 

Applying that standard to the forecasted change of 942 units, this would translate to 94 

affordable units over a 15- year period, or an average of about 6.3 per year. 

 

Thus, the total annual target for affordable housing units in Wells through 2015 should be 16 per 

year, or a total of about 240 total units by 2015. 

 

LIKELY TARGET GROUPS FOR AFFORDABLE HOUSING 

 

To get a more accurate picture of what types of households in Wells may have unmet affordable 

housing needs, it is useful to look at four specific groups: 

 

¶ Moderate Income Households in Homebuying Years ï This group of households is 

typically headed by individuals who are 25 to 44 years in age with incomes of 

approximately $40,000 to$60,000. These represented an estimated 9% of all households 

in Wells in 2000 or approximately 330 households. 

¶ Very Low and Low Income Elderly ï These include citizens that have incomes below 

the federally established incomes for eligibility in subsidized rental housing units and 

have a need or desire to rent. As of 2000, there were about 330 elderly (headed by person 

aged 75 and up) households that fell within these income guidelines. 

¶ Very Low and Low Income Family Households ï These include households headed by 

a person under 65 years and that have incomes below the federally established incomes 

for eligibility in subsidized rental housing units and have a need or desire to rent. There 

are an estimated 780 such households in Wells as of 2000 that fell within these income 

guidelines. 

¶ Seasonal Workers ï The employment base in Wells is extremely variable, as many 

coastal-area businesses either only operate in the summer or add staff during the summer. 

As such, there is always a need to house workers who come to town only during the peak 

of the tourism season. Many of these workers have historically tapped into the general 

affordable housing supply for seasonal rentals, but this supply is getting smaller and 

smaller, thus creating a need for seasonal worker housing. 

 

These groups provide the most likely target populations for affordable housing in Wells. They 

together make up about one-third of the Townôs total household base and will continue to 

demand housing into the future. 
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Analysis 
 
The inventory of Wellsô population and demographic characteristics suggest the following 

implications for the long-range planning of the community. 

 

1. The household population of Wells increased steadily over the past 15 years, while the 

surrounding region has generally been growing at a faster rate. As a result of the 

continued increase in residential development, the Town should review its policies with 

respect to population growth and determine if those policies can accommodate the recent 

and projected levels of residential development. 

 

2. Wells has an older population base in 2004 than it did in 1990. The Town therefore needs 

to continue to assess the most appropriate policies for providing appropriate opportunities 

and services for this group 

 

3. Although Wellsô household population is increasing, its household size is decreasing. 
There will continue to be demand for new household formation. 

 

4. Wellsô seasonal population grew substantially over the past 15 years, continuing a similar 
trend since the 1970s. The Town will continue to need to establish policies and strategies 

to accommodate future demand in a manner consistent with its small town vision. 

 

5. There is a growing shortfall in affordable housing for both the elderly and other families. 

 

6.  The Town will need to provide about 240 year-round housing units (an average of 16 per 

year over a 15-year period) for low to moderate-income households in order to shoulder 

its fair share of the regionôs affordable housing need. This conclusion was based on an 

analysis of the Townôs needs using projections of future growth. Actual growth rates will 

need to be monitored to ensure that the Town is, in fact, keeping up with its fair share of 

affordable housing. 
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Section 7 -- Historic and Archaeological Resources 
 

Introduction  
 

EARLY HISTORY 

 

Wells was incorporated in 1653 as the third town in the Province of Maine. Prior to this time there 

were early settlements on or near the beaches by traders and fishermen. By 1641 Edward Littlefield 

established a permanent home, sawmill and gristmill at the site of the Webhannet River Falls. 

Reverend John Wheelright soon followed and in 1642 established a church and a small settlement. 

 

The early settlers took advantage of the numerous rivers and brooks in the area by establishing mills 

that served clusters of nearby farms. Stores, blacksmith shops and post offices soon grew up in these 

population concentrations. Original land grants extended 2.5 miles inland from the upper edge of the 

marsh to what today are Ridge and Branch Roads. Farmsteads, orchards and pasture lands, hay fields 

and wood lots were soon developed. Just as the Town began to grow the Indian Wars (first the King 

Phillipôs War and then the French & Indian War) that lasted from approximately 1675 until the mid- 

1700s took a toll on the residents and stunted the growth of this newly formed community. 

 

Following Revolution and the War of 1812, Wells prospered from fishing and shipping trade that 

sent mainly timber to Europe and imported such products as sugar and rum from the West Indies and 

Europe. This period flourished until after the Civil War. Although overland travel was difficult, by 

1825 there were eight taverns serving stage coach travelers. The railroad arrived in the 1840s 

providing local employment and accessibility from all directions. The rails soon displaced much of 

freight transport previously carried by ships. It was during this period that businessman and other 

residents from inland cities in Maine, New Hampshire and Massachusetts began to discover Wellsô 

beaches during the summer months. By late in the century the ñtourismò business began to 

materialize. This trend expanded during the 20th century and today Wells has a significant tourist 

economy. 

 

Although there are remnants of the Wells early history, much of the natural resource-based farming 

and timber economy has given way to the tourist landscape and residential growth. However, the 

early settlement patterns have left Wells with a number of village areas including High Pine, Tatnic, 

Wells Branch and Merriland Ridge. 

 

Types of Resources for Growth Management Planning 
 

The Maine Historic Preservation Commission in establishing guidance to local communities for 

addressing historic resources has recommended three types of historic and archaeological resources. 

These are: 

¶ Historic structuresðbuildings and other above-ground structures; 

¶ Prehistoric archaeological sitesðNative American sites prior to European arrival; and 

¶ Historic archaeological sitesðmostly European, after written records. 

 

The following discussion accounts for each of these resources in Wells. 
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Historic Resources and Structures 

 
The town of Wells, settled in 1640/1 and incorporated in 1653, has a wealth of historic resources 

as a result of its longevity as the third oldest town in Maine. Only during this past century have 

many of these resources been recognized. For example, the Storer Garrison House was listed as 

significant in 1936 when it was noted by the National Park Service in its Historic American 

Building Survey and is noted in the National Archives. 

 

NATIONAL REGISTER OF HISTORIC PLACES PROPERTIES 

 

It was not until 1978, when the Wells Historic Preservation Committee was formed by a vote of 

the town and an inventory of the significant old buildings was begun, did the actual nominations 

to the National Register of Historic Places begin. With the assistance of the Maine Historic 

Preservation Commission in January 1980, 15 cape-style homes were accepted in a thematic 

grouping known as the ñEarly Capes of Wells, Maineò. These were scattered throughout the 

community and were significant for their early 18th century architecture. See Table 22. 

 

Since 1990, five three additional properties have been added to the register, bringing the current 

total to 20. These properties were added when the Historical Society of Wells & Ogunquit added 

the Historic First Church-now the Meeting House Museum in 1992; the Laudholm Trust had the 

Wells Reserve Research Facility added and the Wells Historic Preservation Commission was 

instrumental in the placement of the Division 9 Schoolhouse. The other two are the Libby Tea 

Room/Restaurant and a Paleo-Indian site on the Spiller Farm. 

 

The National Register designation denotes a property as a significant resource. It does not 

provide protection unless State or federal funding is involved in a project, such as road widening. 

Any such project must recognize the historic significance of the National Register resource and 

be consistent with federal guidelines.
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Local Historic Preservation 
 
A Preservation Ordinance for Wells was enacted in 1985 that changed the previous Preservation 

Committee status which had an unlimited number of members to a Commission with five members. 

(The number of members was amended at the 2000 Town Meetingðit now has nine members.) The 

purpose of this Commission is to protect, enhance and preserve buildings possessing historical, 

cultural or architectural significance; designate significant districts, sites and structures with 

regulation; and review standards applied to prevent inappropriate exterior alterations, demolition of 

historic buildings and destroying of historic sites. 

 

The Preservation Commission worked to place nine properties on the local register. Of these, four are 

on the National Register (Littlefield-Keeping House, Littlefield-Dustin Farm, Former First 

Congregational Church and Division 9 School). The other five properties are: 

¶ The Moulton Homestead - 61 Post Road 

¶ The Rankin School - 1817 Post Road 

¶ The Eldridge Tavern - 6 Eldridge Road 

¶ The Oliver West Farm - 359 Bald Hill Road 

¶ The Rose Cottage - 224 Sanford Road 

 

After a lapse in meetings in the middle 90s, the Wells Historic Preservation Commission was 

reactivated in the fall of 1999. An in-depth survey of significant properties and sites in Wells was 

once again begun. The survey was completed in 2004 and presented to the Board of Selectmen. A 

community informational program on preserving historic properties is planned to commence in the 

near future. As of this writing, at least 90 buildings, over 200 cemetery sites and six monument 

locations are being considered. See Table 23 for the building inventory. The monuments include: 

¶ The Storer State Park & Monument 

¶ The Monument at Webhannet Falls 

¶ The Monument at site of Edmund Littlefield's house 

¶ The Monument at site of the first church 

¶ The Monument recognizing Col. John Wheelwright's garrison 

¶ Founders Park Monumentðrecognizing early families (1653-1734) 

 

The Commission with the assistance of the Department of Public Works produced a report on 

cemeteriesðCemetery Locations in Wells, Maine in 1997. A second reportðVeteranôs Gravesites in 

Wells was produced in January, 2000. These reports provided information on name and location of 

the cemetery as well as brief descriptions of each site. 
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In 2003, the Commission designed and published a self-guided driving tour of historic sites in Wells. 

 

In 1976, the Bicentennial Committee (an ad hoc group) renovated School House # 9 on the Berwick 

Road, furnished it with furniture and equipment and gave it to the town for public use.  

 

The John Wells House, which dates from ca. 1710, is being restored as a museum showing early 

construction. This will be the only museum of its kind in Maine. The museum is scheduled for 

opening by early 2005. 

 

PERKINS COVE/MOUSAM RIVER HERITAGE COASTAL AREA 

 

A portion of the Perkins Cove/Mousam River Heritage Coastal Area (HCA) is located in Wells. 

Within Wells, the HCA includes the beaches and marsh systems from the Ogunquit River to Branch 

Brook. The Heritage Coastal Area Program is designed to identify, document and protect areas of 

significance to the State's coastal heritage. 

 

A survey of Wells' Coastal Area was undertaken by the Institute of Maritime History in the fall of 

1999 and the spring of 2000. Many wharf and dock sites were documented as part of Wells' Working 

Waterfronts from the settlement years and into the 20th century. Wrecks of derelict ships were found 

and examined. A maritime history was written documenting the uses of the Webhannet River inlets, 

the marsh, the harbor and the beaches from the "Age of Sail", when residents were dependent upon 

navigation, to the present. 
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Archaeological Resources 
 
As of September 1999, the Maine Historic Preservation Commission has inventory data on the 

following archaeological sites in Wells: 

 

 ME 467-01 Little River Site (mid-1600s) 

 ME 467-01 Jefferd's Tavern Site (ca 1750-1790) 

 ME 467-05 Storer Garrison Site (ca 1680-1750) 

 ME 467-09 Laudholm Farm (19th century) 

 ME 467-10 J. Bennett Farmstead Site (19th century) 

 ME 467-11 George Bennett Farmstead Site ( 19th century) 

 

Wells potentially contains numerous sites from the earliest period of English settlement that need 

documentation. Since very limited professional survey work has been conducted to date in Wells, 

there is a need to identify, evaluate and protect these resources. The sites of mills, working 

waterfronts, derelict vessels and garrison houses are but a few to consider. 

 

PREHISTORIC ARCHAEOLOGICAL SITES 

 

As of August 2000 the State Preservation Commission lists the following sites: 

 

 4.13 - Spiller Farm, highly significant (on National Register as of 2004) 

 4.12 - Ceramic Period Site, small site at the location of the proposed gas storage tank. 

 Not significant. 

 



Town of Wells, Maine --- The Comprehensive Plan --- Appendix A   Page 60 

 
From maps provided to the Town by Dr. Arthur Spiess, archaeologist from the Maine State Historic 

Preservation Commission, potential sites of archaeological resources in Wells are the tidal marshes, 

the areas surrounding all local rivers and the heath areas in town. 

 

Cultural Resources 
 

There are many cultural resources available in the town of Wells. 

 

The Wells Public Library opened in 1979 and provides resources, programs and services to the 

public using updated technology for all age groups. Over 35,000 titles are available along with 

videos, audiocassette books, large print books, copier for public use and an automated circulation and 

catalog system. 

 

The Meetinghouse Museum with its Historical and Genealogical Research Library is maintained by 

the Historical Society of Wells & Ogunquit. The Auditorium of this former First Church of Wells is 

used for historical, educational and cultural events. The annex has Exhibit Rooms displaying artifacts 

and memorabilia from the Wells & Ogunquit area. The upstairs Annex houses the Esselyn Perkins 

Memorial Library where a sizable collection of historical and genealogical volumes are used by folks 

from all over the country researching their roots. 

 

The Rachel Carson National Wildlife Refuge, established in the mid 1970s as the Coastal Maine 

National Wildlife Refuge, has purchased much of the marshlands of Wells thus providing great 

opportunities for research and wildlife observation of this area. The Refuge is committed to 

preserving wildlife habitat and waterfowl migration routes along Maine's coastal estuaries. Visitors 

experience a mile-long accessible self guided trail, the "Carson Trail", at the refuge headquarters on 

Port Road. 

 

Wells' National Estuarine Research Reserve was established at Laudholm Farm in 1986. The 

Research Department is housed in the buildings that were once used as the farmstead. Today this area 

contains exhibits, a Welcome Center and meeting room. Seven miles of trails give visitors a view of 

habitats of a variety of wildlife. The Educational Department provides day and evening nature 

programs through tours, talks, slide shows, school and group field trips, summer camp, artist's 

workshops and kayak adventures. 

 

The Wells/Ogunquit Community School District, Adult Education Programs, the York County 

Technical College as well as the seven churches in the town provide educational, cultural programs 

as well as concerts to the community as a whole. The Senior Service Committee of the town provides 

additional cultural enrichment for the community's seniors. 

 

Note: Much of the information for this section of the Comprehensive Plan Update was provided by 

Hope Shelley of the Wells Historic Preservation Commission. 
 

Analysis 
 

The Town of Wells has a wealth of historic, archaeological and prehistoric resources. The Historic 

Preservation Commission has made significant progress in identifying and documenting many of 

these resources. However, additional work could be done to further identify and document both 

historic and prehistoric archaeological sites. 
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The Town has also adopted a Historic Preservation Ordinance for the protection of local historic 

resources. The current work by the Commission will identify additional resources that will come 

under this ordinance. The Commission will need to continue to pursue its efforts to identify, 

document and protect these valuable resources. 

 

At present, the Town is not a Certified Local Government for purpose of receiving matching funds 

from the state for historical and archaeological research and projects. With such valuable resources in 

the Town, such a designation would be a significant step in protecting and maintaining the Townôs 

historic and archaeological assets. 
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Section 8 -- Land Use 
 

A. FORESTRY AND AGRICULTURAL LAND  
 

Forestry 
 

Much of the undeveloped area of Wells is in forest. A significant amount of land is being 

actively managed as forest land or is enrolled in the Tree Growth Tax Law. A total of almost 

4,000 acres on 131 different parcels are covered by the tree growth program. The holdings range 

from approximately 10 acres to 286 acres, with 10 owners controlling 100 acres or more. The 

current average size of parcels in the program is 30.5 acres, reflecting a trend toward smaller 

individual parcels in the program. 

 

The Soil Conservation Service rates soils for forest production. The Town contains a limited 

amount of area with soils rated as very good for tree production. These soils are located 

primarily along Branch Brook, in the Hobbs Brook area, near the Merriland River, along the 

Sanford town line and around the Green River in the southern part of Town. In addition, large 

areas of the Town have soils which are capable of supporting commercial forestry use. 

 

Agriculture  

 
The use of land for agricultural purposes in the Town has diminished over the years. There is still 

a small amount of land in active agricultural production, including the Spiller and Rigby farms in 

Wells Branch, the Merriland Ridge farm on Route 9, Hilton's farm on the Tatnic Road, and a 

number of horse farms in the Tatnic area. As of 2004 there are 17 parcels encompassing 1,028 

acres in the Farm and Open Space Tax Act program. These parcels only account for about three 

percent of the Townôs total land area. 

 

The U.S. Department of Agriculture has identified those soil types that are highly suited for 

agricultural purposes. This land is divided into two categories, prime farmland and agricultural 

soils of statewide significance. The Town has a very limited amount of prime farmland soils. 

These are located primarily in the Bragdon farm area and in Wells Branch. There is also a 

limited amount of soils of statewide significance primarily in these same areas. 
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B. RECENT DEVELOPMENT PATTERNS  
 

Residential Development 

 
During the 1970s, Wells experienced a large amount of land subdivision activity. The 1980 

Comprehensive Plan identified 73 approved subdivisions in Wells with a total of 1,790 lots 

during this period. These subdivisions were scattered throughout the Town. Almost half of the 

subdivisions and almost 60% of the approved lots were located east of the Maine Turnpike in 

Moody, along Route 9-B, near Route One and near Cozy Corner. The remaining subdivisions 

were located west of the Turnpike concentrated in the Perkinstown-Ell Pond area, the High 

Pine-Route 109, scattered along the 9-B area, the Bragdon Road area and Wells Branch. This 

activity created a substantial inventory of approved lots in Wells. 

 

During the 1980s the level of subdivision activity was significantly lower than that experienced 

during the 1970s. From January 1980 through August 1988, the Town approved only 19 

subdivisions with 5 or more lots and a total of 217 approved lotsðless than 15% of the lots 

approved during the period from 1970 to 1980. Most of this activity occurred in the area west of 

the Turnpike. During this same period, the Town approved 5 condominium projects with a total 

of 71 units and the Stephen Eaton elderly housing project with 40 units of subsidized housing for 

older and handicapped households. 

 

While the level of new subdivision approvals slackened during the 1980s, the Town continued to 

experience significant development of new housing. Much of this development occurred as 

single-family housing on the inventory of lots created during the subdivision boom of the late 

1970s. Between January 1, 1980, and September 1, 1989, the Town issued building permits for 

approximately 850 to 900 new single-family homes. In addition, the Town issued permits for 

approximately 125 new housing units in multifamily structures. Over this same period, permits 

were issued for locating approximately 200 mobile homes. During this period, the Town had a 

growth ordinance in effect that limited construction to a maximum of 132 new units per year. 

 

During the early part of the 1990s the level of subdivision approvals and building permits 

continued to remain static. The pace of development picked up in the latter part of the decade. 

The level of subdivision activity was much higher than the previous decade. In 1999 alone there 

were more subdivision lots approved (245) than during the nine-year period between 1980 and 

1988 (217). The bulk of these lots occurred in two developments: The Forest (120 lots) and 

Spinnaker Ridge (54 lots). 

 

Subdivision activity has actually slowed since 2000, partly in response to the abundance of lots 

approved in 1999. In the four year period of 2000 through 2003, there were just 122 new 

subdivision lots approved in Wells, an average of 30 per year. As of 2004, there are an estimated 

152 approved but unbuilt subdivision lots in the town. 

 

Similar to the previous decade, much of this subdivision activity occurred west of the Maine 

Turnpike, although there was significant subdivision activity between US Route One and the 

Turnpike in the Burnt Mill Road area and the Moody area between Tatnic and Edgewood Roads. 
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On the other hand, the number of building permits for single and multifamily housing was 

limited to a certain extent by the Growth Ordinance. Between 1995 and 2003 there were 794 

growth permits issued. The lowest year was 1997 with 62 permits issued. The highest was 2003 

with the maximum of 132 permits issued. See below for more discussion about the Growth 

Ordinance. 

 

Non-Residential Development 

 
During the 1980s, Wells experienced a substantial increase in transient/tourist housing 

accommodations. In 1985 and 1986, the Town approved over 700 units in condo-hotels. The 

Town also approved 10 motel developments during the 1980s with a total of 329 rooms. 

Virtually all of this development occurred in the Route One Corridor or at Wells Beach. 

 

Wells experienced a large amount of commercial development between 1980 and August 1988. 

The industrial park saw Shaw's construct a 240,000 square foot distribution center in 1983 and a 

230,000 square foot expansion in 1987. During this period, the Town approved over 100,000 

square feet of retail and office construction primarily in the Route One area. Since 1988, the 

Town has approved the construction of a new supermarket at the intersection of Route One and 

the Mile Road adjacent to the existing shopping center. 

 

By comparison during the early part of the 1990s commercial development was not as rapid 

during the 1980s. While non-residential growth has been steady since the middle 1990s, it 

generally has been smaller scale. There have been two additions to the Spencer Press and smaller 

retail growth such as Rite Aid and Canon Factory Outlet. One of the most significant non-

residential developments has bee the York County Technical College.  

 

Since 2000, there has been growing reinvestment in older commercial properties in the Route 1 

corridor. The Ames department store shut down in 2002, but was redeveloped as a Mardenôs 

store that opened in 2004. As Wellsô residential base continues to grow other aging shopping 

center and stand-alone commercial properties will likely continue to be attractive for 

reinvestment. 

 

Residential Growth Management Ordinance 
 

In 1980 Wells adopted a Residential Growth Management Ordinance (presently Chapter 175 of 

the Municipal Code) to limit the number of residential building permits for new dwelling units in 

a given year. The ordinance has been modified three times since then: in 1986,1993 and 2003, to 

be more reflective of the growth situation at that time and to provide a more efficient and 

equitable system for managing the issuance of residential growth permits. This ordinance was 

adopted in an effort to provide for a predictable residential growth rate so that the Town could 

reasonably plan for community facilities and services such as education, fire, police and roadway 

maintenance and construction, while protecting valuable natural resources and open space. The 

Town recognizes that protection of its natural resources enhances its attractiveness for tourism 

and natural resource-based industries. 

 

At present, the limit on the number of permits is 132 per year with no more than 11 being issued 
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in any one month. This growth ordinance has monthly lottery system that further limits the type 

of permit issue. It allows up to four permits per moth for non-subdivision dwelling units and 

seven for dwelling units in subdivisions. There are exemptions from the growth ordinance for 

accessory dwellings, affordable housing units and elderly affordable units. Any individual or 

corporation building an affordable unit also receives an exemption for one non-affordable unit. 

From 1993 through 2002, the limit was never reached. In 2003, however, the maximum number 

of subdivision growth permits was reached. As of September 2004, the waiting time for a growth 

permit in subdivisions is at about two years. 

 

There are now 16 other communities in York county with similar such ordinances. There has 

been some question about the legality of these regulations. Though the state Supreme Court 

upheld the Town of Eliotôs growth ordinance in a 2000 case, the Maine Legislature has amended 

state statutes on these types of ordinances. The State Planning Officeôs interpretation of the 

legislation now requires towns to make a strong need-based case for maintaining growth caps. A 

change to the state statute in 2002 explicity encourages municipalities to make use of differential 

growth caps that limit growth in rural areas but encourage growth in urban or urbanizing areas.  

 

With this in mind, an analysis of the fiscal issues related to Wellsô need to maintain its residential 

growth cap can be found in the Fiscal Capacity chapter (Chapter 10). 

 

C. CURRENT LAND USES 

 
Introduction  

 

This element of the Comprehensive Plan Update focuses on existing land uses in Wells. The 

pattern of land use in Wells gives the community its special character. This character is also 

shaped by a variety natural, historical and cultural features that are intertwined with Wellsô 

historical pattern of growth. The traditional settlement pattern that defines much of Wellsô 

character consists of a major highway corridor with associated commercial, retail and 

institutional uses, several commercial/residential village centers, one industrial park, scattered 

residential neighborhoods, and rural areas that are marked by single family housing, agricultural 

lands and forested areas. See Map 2, Current Land Uses. 

 

In addition to an understanding of the Townôs natural resource opportunities and constraints, an 

analysis of existing uses is necessary to plan for future growth and change. The accompanying 

maps and discussion of land use trends help to determine where development has occurred to 

date and where it is likely to occur in the future. Comparison to existing zoning districts are 

provided and inconsistencies are identified. This information identifies the needs and problems 

associated with growth in accordance with the Townôs current land use regulatory and 

management system. 

 

Residential Land Use 

 

Residential land use in Wells is by far the largest use of developed landðabout 10,300 acres on 

more than 5,000 parcels, representing 29% of Wellsô total land area. This includes the 
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approximately 400 parcels coded as Waterfront by the Wells Assessorôs Office and 68 parcels 

coded as Residential Condominium. Waterfront parcels are primarily seasonal, but have become 

increasingly populated by year-round residents in the past few years. See Table 24, Summary of 

Wells Land Use Data. 

 

The pattern of residential use in Wells is quite similar to the pattern that was noted in the 1990 

Comprehensive Plan. In that plan rural subdivisions and centers with established development 

patterns were considered as one category. Given the additional rural subdivisions that have 

occurred in the last decade, it would seem appropriate to distinguish it from the established 

centers. Thus the land devoted to residential purposes generally falls into five broad categories: 

¶ beach development 

¶ development in the Route One corridor on public water and sewer 

¶ rural subdivisions 

¶ centers with established development patterns 

¶ scattered rural residential uses along existing roads. 

 

The Land Use Map provides an indication of those areas in which these patterns dominate. The 

existing residential development on Drakes Island, Wells Beach, and Moody Beach is relatively 

high density (more than five units per acre) on small lots. The majority of structures are one and 

two-family homes. These areas are virtually fully developed, with only a small number of 

vacant, buildable lots. These neighborhoods are quite stable. 

 

Residential use in the Route 1 corridor varies widely in terms of type and density. Most of these 

areas are serviced by public sewerage and water. Though there are some older areas in the 

corridor that are built at at higher densities (4-8 units per acre), the bulk of housing in the area is 

newer housing built at densities of about two units per acre. Housing type varies from single-

family homes to multi-unit condominium and apartment developments. 

 

West of US Route 1 and the Maine Turnpike there is a greater variety of residential 

development, but in general it tends to be at a lower density. There are a number of locations 

with established residential development areas around the older rural centers. These include such 

centers as Wells Branch and High Pine. These rural centers contain many historic structures on 

small lots that were developed as railroad villages. Though they are built at higher densities, they 

lack public water or sewer and often have concerns about environmental resources (particularly 

in Wells Branch). 

 

Over the past several decades there have been more and more relatively large residential 

subdivisions approved that tend to be more scattered and further from the older village centers 

than prior to this period. In addition, there are a number of newer (built since 1960) densely 

developed areas in rural Wells such as Perkins Town and the Route 109/Wire Road area. 

 

Development in the rural areas of Wells is often dependent on on-site water supply and septic 

disposal, although those closer to Route 1 may have public water and sewer. The predominant 

housing type in these areas is single-family homes with a small number of two-family or 

multifamily units. 
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Throughout the remainder of the Town, there is a significant amount of scattered residential 

development along existing public roads. This development is predominantly low density and 

has on-site septic disposal and water supply. 
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Commercial/Industrial Land Use 

 

Commercial use of land in Wells occurs in two principal areas: 

¶ Wells Beach/Wells Harbor 

¶ the Route One corridor 

 

The use of land for industrial establishments is limited to the Spencer Industrial Park between 

Route 109 and the Burnt Mill Road east of the Maine Turnpike. There are a few contractors and 

similar uses in other areas of the Town. 

 

In addition, there are a small number of commercial uses scattered in other areas of the Town, a 

number of which are associated with the traditional service centers or arterial state roads such as 

Routes 9 and 109. Commercial/industrial use comprises 3,422 acres of Wells or approximately 

10% of the Townôs land area. This amount includes extractive uses located in more rural areas of 

the town in addition to the commercial and industrial parcels east of the Maine Turnpike. 

 

The Wells Beach commercial area consists of tourist-related uses including motels, restaurants, 

and shops, as well as small retail uses servicing the residents of the beach area. The intensity of 

use is high, but the overall area of commercial use is small and concentrated around Casino 

Square. The Wells Harbor area supports both marine commercial and recreational uses. This area 

contains a marina and associated facilities, a restaurant and public parking lots. 

 

The Route One commercial area runs from the Ogunquit Town line to Cozy Corner (Route 9 

intersection to Kennebunk). The commercial character of this area varies from segment to 

segment. From Cozy Corner to south of Drakes Island Road is an intensely developed stretch 

with a variety of commercial uses, including motels, campgrounds, and retail uses. To the south 

of this area is a segment with limited commercial development. Within this area, the historical 

building character has been maintained, even though many older properties have been converted 


