WESTBROOK CITY COUNCIL
WORKSHOP AGENDA
MONDAY OCTOBER 26, 2020 AT 6:00 PM

WESTBROOK PERFORMING ARTS CENTER, 471 STROUDWATER ST.

I.

ROLL CALL

II.

LINCOLN STREET OVERLAY PROPOSAL
Presented by Jennie Franceschi, Director of Planning & Code Enforcement

III.

ADJOURNMENT

MEMO
DATE: October 21, 2020
TO:
Mayor, City Council
FROM: Jennie P. Franceschi, City Planner & Rebecca Spitella, Asst. Planner
Cc:
City Administrator, City Clerk, City Solicitor
RE:

Workshop for the Lincoln Street Overlay & Rezoning for Lots 37/1, 10/2, & 32/130 including an
amendment to the Growth Map in the 2012 Comprehensive Plan.

Attached: Proposed amendments for consideration from Planning Board Public Hearing of 9/1/2020
Ordinance Descriptions
1) Lincoln Street Overlay and Re-zoning M/L 37/1, 10/2: The applicant WORG, LLC is requesting
a zoning map change for a portion of two (2) lots located along Lincoln Street and the
Presumpscot River, formerly Rivermeadow Golf Club, from Rural District to the Residential
Growth Area 1. Included in this request, the applicant is also proposing a new overlay zone over
the entirety of the two parcels, called the Lincoln Street Overlay District, which would provide
additional performance and design standards associated with any future development of the two
parcels located at 216 Lincoln Street.
2) Growth Area Map amendment of the Comprehensive Plan: The proposed amendment is a
modification to the 2012 Comprehensive Plan’s Proposed Growth Areas and Rural Areas Map to
reclassify the properties located 037-001, 010-002 and 032-130 from Rural District to Growth
Area District in accordance with the growth guidelines of the approved City of Westbrook
Comprehensive Plan.
3) Rezoning of Map 32 Lot 130 – The City of Westbrook is proposing a map amendment to rezone
the parcel it owns located at 58 Lincoln Street from Rural District to RGA1 District to be
consistent with the neighborhood and the fact that the location of the parcel does not meet the
definition of Rural areas as stated in the comprehensive plan.

Ordinance History
June 2, 2020 – Planning Board Workshop
July 21, 2020 – Planning Board Workshop (Overlay District Review)
September 1, 2020 – Public Hearing
October 26, 2020 – City Council Workshop
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Staff Comments:
We will start our comments with the Lincoln Street Overlay & Rezoning:
The proposal before City Council for discussion is not just a zoning change, but rather it contains the “Lincoln St
Overlay” which contains requirements that are more restrictive than any other residential district to achieve the
following points that were raised during our public discussion process with the neighborhood and the Planning
Board:
-

Required Public Access to and along the River that the parcel does not currently allow. Any use of the
current parcel is trespassing, and current zoning would allow for the waterfront to be cut up and sold to
individual owners thus preventing public access. (This provision is in addition to the open space
requirements of the subdivision review process.)

-

Increased Setbacks and placement of larger building further away from established neighborhoods.
o

Currently, the applicant could create a multifamily complex in the RGA1 land adjacent to
Mayberry Rd and Bell Street, which would force all the high-density development up against the
established neighborhoods. The proposed overlay would prohibit that development pattern.

-

Required Architectural Design standards for the housing structures to provide variation of the structures
to encourage the look of a neighborhood using at least 3 variations for abutting structures of the 6 design
elements stated.

-

Required 10% of all units to be eligible as Affordable Housing in the workforce category. This model is
taken from the Ordinances of neighboring municipalities and has been provided to the City Solicitor for
review.

-

Required Buffering between Different Uses: Specific separation between multiple-family structures and
single-family/two-family dwelling lot lines.

-

Required Separated Primary Access for Different Uses: Single-family/two-family development have
separate primary access from multiple-family development.

The Proposed Zoning change and overlay would protect the neighborhood by transitioning housing size with
smaller (single family & duplex) style housing nearest the established neighborhood, with the denser structures
being located furthest away from the neighborhood. City Staff are very supportive of this proposal as it provides
dedicated public access to the river, and standards on the future development that we do not hold any other project
in the City to. If this initiative was not to pass, the current ordinance allowances would be far more detrimental
to the fabric of this neighborhood.
Additionally, the location of this commercial operated parcel is on City Services (Water & Sewer), transit service
is within walking distance and the downtown services are right there as well. In this instance, I feel confident
saying that this area is not currently zoned correctly and should have been zoned as RGA1 just like the properties
along Lincoln St. Interestingly, prior to the golf course use, that land was zoned Industrial which would be in
keeping with the riverfront area and the remaining structures at the start of Lincoln St. This parcel has been in
commercial operation for well over 70 years. This parcel does not meet the definition of rural area per the
comprehensive plan, but this parcel does meet the definition of Growth area which is the process that reviewed
and approved of by the Planning Board and will move forward to the Council for their consideration.
One of the impetuses of this Overlay was to prevent the concerns raised by the Spring St Project. Through better
planning, we will be providing a better project with the Overlay requirements and protecting the neighborhood.
As a part of the site plan process, infrastructure like a sidewalk all along Lincoln St would be constructed to
improve the pedestrian experience and safety move folks towards our downtown businesses.
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In summary, the proposal provides:
-

-

-

Compatible residential housing development patterns that would be in keeping with zoning in this
neighborhood,
o Expanding the RGA1 District Line allows for the space to provide better transition of housing
types from single-family homes next to the Mayberry, Emery, Bell and Lincoln Street to two-unit
and then to multi-family dwellings to meld with the established neighborhoods.
o Creation of Housing Design standards for more visual contrast in building designs.
o Incorporation of affordable housing criteria for the neighborhood
o Increased setbacks of the larger structures from the single/two family lots.
o Separation of primary access points for various housing types.
Consistency with regional planning initiatives
o Promoting residential development in areas where it makes the most sense from land utilization,
resources, access to services, reducing sprawl and fiscally beneficial to community.
o Lower cost per unit provides more affordable housing opportunities.
o Reduced road Right of Way networks reduces costs per resident to the community due to private
trash pickup and private road maintenance.
Improved opportunities for amenities for the community through better land utilization.
o Guaranteed Public access thorough the parcel working with partnering agencies and the City.
o More opportunities for open/green space by allowing density vertically within a multifamily
structure vs expanding horizontally on the land.
o Potential for Conservation and passive recreation of a substantial portion of the property with
existing Shoreland Zoning regulations

Staff Comments on Amendment to the Growth Map in the 2012 Comprehensive Plan for Parcels 037-001,
010-002 and 032-130

To start, it is completely a legal process to amend a Comprehensive plan. There has been a lot of
misinformation provided on this point. A Comp Plan is a guidance document to set goals for the
community, but it certainly cannot predict the future. Over the course of the timeframe of any comp plan,
priorities can evolve and change, or opportunities can present themselves that otherwise were not thought
of at the moment the Comp Plan was written, which in this case the process started 10 years ago.
The City has amended the Comprehensive Plan twice in recent times. Once for the development of the Landing
Road Area (The Stroudwater Lodge, Memory Care and Landing Road) and once for the Middle School.
In this proposal the Comp Plan language is not be changed at all. The adjustment is only to the Growth
Map to make the Map consistent with the definitions in the language of the Comprehensive Plan.
The 2012 Comprehensive plan identifies criteria for designating growth areas as the following:
• lands in proximity to existing municipal services, infrastructure, schools, and major transportation
networks;
• Areas in which developable lands are readily available to accommodate future growth; and
• areas devoid of critical natural resources and visual/cultural resources that should be preserved.
Rural District Areas are identified as:
• land that is not presently well suited for higher density development due to isolation from schools,
emergency services and adequate connection to road networks and
• land that contains environmental factors that limit development potential (steep slopes, protected vernal
pools, etc.).
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The proposal before the Board is to amend the Proposed Growth Areas and Rural Areas Map (page 10-3) to
include the parcels identified as 216 Lincoln and 58 Lincoln Street as ‘growth area’. Based on the criteria outlined
above, these locations are more appropriately identified as Growth Area rather than Rural because:
•

•

•

•
•

The location is directly adjacent to the Lincoln Street & Mayberry Rd neighborhoods, which are included
in the growth area as well as the Southern side of the Presumpscot River all the way to the Gorham Line.
In reviewing the Growth Map, there appears to be a significant oversight in
Public infrastructure (water and sewer) is available and public amenities are accessible within walking
distance of the site, such as the Lincoln Street rink/boat launch, Downtown businesses and Transit bus
stops.
Additionally, prior to the use of two of the lots a golf course, these parcels were historically Industrial
parcels. (See 1951 Map & 1969) For reference, the City Rink Parcel is less than a ¼ Mile from the
Bridge St Bridge being the center of the downtown area. These parcels have been a
commercial/municipal operation for at least 70 years.
The parcels do not contain Significant Wildlife Habitat per the Beginning With Habitat Maps of the
Maine Inland Fisheries and Wildlife Department (ME IF&W).
There is no existing visual connections to the River from these areas due to the significant distance the
river is from the street line, with the exception of the access to the boat ramp on 58 Lincoln St.

Although there is a statement in the Comprehensive Plan that states, “Rural Areas are intended to remain that
way, with low density residential housing being the primary land use.”, it is an inaccurate argument to then state
that “any Rural area can NEVER change” as zoning evolves over time which is evidenced by our zoning maps
from 1951 to today. This statement actually hits on the true reason to define an area as Rural where low density
is required due to lack of public sewer.
All three parcels have frontage on the Presumpscot River. The Presumpscot River is a valuable asset to the
community, both environmentally as well as visually. The Existing Shoreland Zoning Regulations will continue
to protect the river along these parcels
This proposal has been reviewed by our City Solicitor and guidance on the process has been provided. This
same action was taken for the Middle School project on Stroudwater St to place that parcel in the growth
area as it was a Rural district property previously.
Though we do not regularly amend the Comprehensive Plan, it is an action that we are permitted to
conduct if certain measures are met, which Staff feel in this instance are achieved and actually further the
goals of the Plan. Staff feel the selected lots are not correctly mapped per the criteria of the
Comprehensive Plan and should have been revised previously.
In summary, the selected lots meet the criteria of being in a Growth area by being:
•
•

lands in proximity to existing municipal services, infrastructure, schools, and major transportation networks;
Areas in which developable lands are readily available to accommodate future growth;

And further the selected lots do not meet the requirements of the Rural areas as defined:
• land that is not presently well suited for higher density development due to isolation from schools,
emergency services and adequate connection to road network
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Staff Comments on Zoning Map amendment for 58 Lincoln St - 032-130

In reviewing the zoning on Lincoln Street, Staff are recommending an amendment of the zoning map for the City
owned 58 Lincoln Street parcel to be consistent with adjacent zoning, where Staff sees this parcel is mis-zoned
being adjacent to the City Center District, is a ¼ Mile from the heart of downtown, and does not fit the Rural
District Zoning as per the Comprehensive Plan. (See attached map) Based on the feedback provided in the June
workshop by the public, staff are proposing the RGA1 District be utilized for this parcel vs the City Center
District.
The current parcel functions as the “Lincoln St Ice rink” and as an access point to the Presumpscot River for
swimmers and carry in boaters. Underway are two City initiatives that are investing Federal Dollars into
enhancing and upgrading both of these City amenities.
• Four Season Rink. The City has already started a reconstruction project to build a new 4 season rink on
the old ice rink location so that it will be used by soccer associations during the warm months and then
flooded during the colder months for ice hockey. The funding for this project is from multiple sources
but one of them is the Community Development Block Program (CDBG) which is the Federal funding
mentioned above.
• Lincoln St Boat Launch. Another CDBG grant was also applied for this year to upgrade the Boat launch
access, parking, removal of evasive species along the river and improve lighting around the rink. This
second grant was also successfully awarded to the City and work will be done in conjunction with the 4season rink project to hopefully have all work completed by Fall 2020 or Spring 2021 depending on
contractor availability.
The Federal Dollars invested are important to note as that creates a level of protection over the areas that Federal
funds have been utilized. We cannot just take those Federal dollars, invest in the property, then sell the property
for a private use. This would violate the use of those funds and jeopardize any future federal funding for the City,
which is not the intent, nor anything the City would ever do.
Staff have received several inquiries on this rezoning matter related to concerns of redevelopment of the parcel.
There is no intent to redevelop the parcel. The only reason this proposal is before the Board is to address the
issue of a mis-zoned property, where this property is clearly not a rural area. The rezoning will not change the
public amenities on the parcel or their function.

For your viewing, I have included the following maps:
58 Lincoln Street Proposed Rezoning
Growth Areas & Rural Areas Map from the Comprehensive Plan (10-3)
1951 Westbrook Zoning Map – (With highlighted area of parcels under discussion.)
1969 Westbrook Zoning Map – (With highlighted area of parcels under discussion.)
Current Zoning Map - (With highlighted area of parcels under discussion.)
Applicant’s presentation on the proposal included.
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Recommendation from September 1, 2020 Planning Board Public Hearing
Draft Section 412 Residential Growth Area 1 Lincoln Street Overlay District
412 Lincoln Street Overlay District
Purpose. To provide additional performance and design standards that allow public access to
the natural resources and preserve the unique characteristics of the neighborhood.
Area of Zone. The area to be included in the Lincoln Street Overlay District is depicted on the
Westbrook Zoning Map. (Map/Lots - 037/001, 010/002 – or any divided lot from these lots).
Permitted Uses. Those uses permitted as a matter of right in the underlying zoning district.
Conditional Use. Those uses permitted as a Conditional Use, in accordance with Section 204, in the
underlying zoning district.
Performance Standards. In addition to those standards set forth in the underlying zoning district,
the following performance standards shall apply to any development in the Lincoln Street Overlay
District:
A. Public Access: The developer shall provide public access along the frontage of the
Presumpscot River as well as provide a trail connection from the river to the Sebago
to Sea Trail. Such public access shall be subject to the review and approval by the
Planning Board during site/subdivision review and shall be in addition to the Open
Space requirements as set forth in Section 502.8A.
B. Transitional Residential Development:
1. A residential subdivision within the Lincoln Street Overlay District shall
provide a transition between the residential uses of single-family, twofamily, and multiple-family dwelling. Development shall meet the
following standards:
(a) Development immediately adjacent to the easterly property line
abutting properties 010-001 and 010-001A shall consist of singlefamily dwellings only.
(b) In general, development shall provide an increase in density and bulk
of structures, including the size, configuration and massing of
structures from East to West.
(c) The minimum separation between multiple-family structures and the
lot lines of a lot with single-family or two-family dwellings shall equal 2
times the height of structure of the multiple-family dwelling. In a
situation where the single-family and/or two-family dwelling is part of
a condominium development, the required separation shall be to the
structure and not to the lot line of the condominium. This standard
does not apply to adjacent or opposite multiple-family structures.
(d) The highest density development shall be the furthest from Mayberry
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Recommendation from September 1, 2020 Planning Board Public Hearing
Road.
(e) Single-family/two-family blocks/neighborhoods shall have separate
primary access connecting to the City street system from the multiplefamily blocks/neighborhoods primary access. Interconnection of the
blocks/neighborhoods shall be encouraged.
2. Design Standards:
(a) Single-family and two-family dwellings shall be subject to the
following:
i. Provide design variation so that adjacent and opposite structures
have no less than three differing architectural aesthetics, treatments
and/or fenestrations, such as:
•
Windows/doors
•
Roof lines
•
Materials
•
Colors
•
Exterior lighting.
•
Architectural structural element (porches, breezeway, etc.)
ii. Building elevations shall demonstrate building variation and shall be
reviewed and approved by the City Planner, or their designee, prior
to building permit issuance.
(b) Multiple-family dwellings shall provide diversity in architectural
aesthetics, treatments and fenestrations as they relate to windows,
doors, roof lines, material, color and exterior lighting. Building
elevations shall be reviewed and approved by the Planning Board
during site/subdivision review to demonstrate building variation.
(c)

Structures adjacent to Lincoln Street shall be subject to the
following:
i. Maximum Setback
30’
ii. Lincoln Street façades shall be designed to appear forward facing
iii. Where feasible, primary access and parking shall be to the rear of
the structure.

C. Workforce/Affordable Quality (WAQ) Housing Component: At least ten percent
(10%) of the units in the project shall at least meet the definition of a WAQ housing
unit for rent or for sale. The criteria associated with this performance standard
includes:
1. “WAQ housing unit for rent” means a dwelling unit for which:
(a) The rent is affordable to a household earning 100% or less than of Area
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Recommendation from September 1, 2020 Planning Board Public Hearing
Median Income (AMI) as defined by the United States Department of Housing
and Urban Development (HUD)
(b) The unit is rented to a household earning 100% or less of AMI; and
(c) The requirements of (a) and (b) above are limited by the lease for the units
and also by deed restrictions or some other legally binding instrument covering
the building or property for a minimum term of 30 years. Evidence of this
standard shall be provided as part of the subdivision/site plan review process.
2. “WAQ housing unit for sale” means a dwelling unit for which:
(a) The purchase price is affordable to a household earning 120% or less of AMI;
(b) The unit is sold to a household earning 120% or less of AMI; and
(c) The requirements of (a) and (b) above are limited by deed restrictions or
other legally binding instrument for a minimum term of 30 years. Evidence of
this standard shall be provided as part of the subdivision/site plan review
process.
3. “Affordable” means that the percentage of income a household is charged in rent
(including utilities not included in the rent) or must pay in monthly mortgage
payments (including mortgage insurance, property insurance and real estate
taxes), does not exceed 30% of a household’s income.
4. WAQ units are encouraged to be integrated with the rest of the development,
should use a common access, and should provide no indications from common
areas that these units are WAQ housing units.
5. WAQ units need not be the same size as other units in the development but the
number of bedrooms in such units shall be no less than 10 percent of the total
number of bedrooms in the development.
6. WAQ housing units for sale, if converted to WAQ housing units for rent, shall
become subject to the income limits and other requirements of such units.
7. In the event the development is completed in phases, affordable units shall be
provided in proportion to the development of market rate units unless
otherwise approved by the Planning Board.

S:\Planning\Planning Review Project Files\2020.16 - Lincoln Street Overlay District\Section 412
Residential Growth Area 1 Lincoln Street Overlay District_-Council 1st Reading.docx
Page 3 of 3

Westbrook City Council
Workshop
River Meadow Mixed
Residential Development

Presented by:
Gorrill Palmer

Presentation Date:
October 26, 2020

Outline of Presentation
I. Introduction
II. Why Support Rezone/Overlay District?
III. Project Goals
IV. Project Overview
V. Alternate Development Plan (No Rezone)
VI. Potential Development Plan (Rezone)
VII. Planning Board & Workshop Feedback
VIII. Overlay Zone Proposal
IX. Questions and Answers

Introductions
• Landowner – Fore, LLC
– Adam Family

• Developers
– WORG, LLC (Alan Wolf and Brian Goldberg)
– Management Company

• Major Stakeholders
– Westbrook Housing – Potential partner for WAQ
Housing
– Presumpscot Regional Land Trust – Interested party for
Trails, Open Space and River frontage

• Consultants
– Gorrill Palmer – Civil Engineering
– Flycatcher, LLC – Natural Resources

Why support Rezone & Overlay District?
• Better for the Environment
– Current zoning promotes privatization of shoreland area
– Current zoning promotes septic system in Rural Zone
– Current zoning promotes sprawl

• Better for the Neighborhood
– Increased compatibility compared to current zoning
– Increased buffering than provided under current zoning
– Opportunities for infrastructure improvements

• Better for the City
– Dedicated riverfront access
– Incorporation of design standards
– Incorporation of affordable housing

Project Goals
• Compliment the efforts of the City in revitalizing the
Downtown
– Increased opportunities for passive recreation
– Increased opportunities for housing (rental and owned)
– Create a walkable plan connecting to the Downtown

• Enhance the “live-work-play-eat-shop” paradigm that
promotes, expands and prioritizes local resources to
support the community.
• Propose a Rezone with Overlay District standards
allowing a “transition of uses and density” throughout site
promoting enhanced planning and design opportunities
as well as greater buffering rather than proposing a
design within the existing zoning.

Project Overview
• Parcels
– Tax Map 10, Lot 2
– Tax Map 27, Lot 1
• Location
– Intersection of Lincoln Street and Mayberry Road
• Current Development
– Former golf course
• Proposed Development
– Mixed residential development consisting of
single family, duplex and multi-family units
– Mix of market rate and workforce / affordable
quality housing (WAQ)

Existing Conditions

Site Proximity to Downtown

Comprehensive Plan & Growth Areas
• 2012 Comprehensive Plan
– Designates Growth Areas
– Designates Rural Areas
• Area Designation
– Southerly side of River shown as Growth Area
– Northerly side of River shown as a Rural Area
• Zoning Designation
– Southerly side of River zoned Rural (contrary to
Comprehensive Plan)
• Proposed Revision to Comprehensive Plan
– Provides consistency by designating both sides of
River as Growth Area

Comprehensive Plan & Growth Areas

Rezone & Overlay District Limits

Zoning Considerations
• Existing Zoning
– Shoreland Zoning along River will not be changed
as a result of this request
– Land above River currently split between RD Zone
and RGA 1 Zone
– RGA 1 Zone extends to North and East of the site
– Current RGA 1 Zone is approximately 370 acres
– Proposed RGA 1 Zone (above Shoreland Zone) is
approximately 40 acres

Zoning Considerations – Planning
Challenges (Existing Zoning)
• Current RGA 1 Zone is adjacent to Mayberry, Bell,
and Emery Street Neighbors
• Current RGA 1 Zone requires higher density
development, both in terms of uses as well as space
and bulk, adjacent to Mayberry, Bell, and Emery
Street Neighbors
• Current RD Zone requires lower density
development furthest from these neighbors.
• Potential for lots within RD Zone to extend into
limited commercial.

Existing Zoning Challenges

By-Right Development Plan
• Primary Use & Density
– Requested interpretation from Code Office
– Section 202.14.A defines primary district which
governs the use of the lot
– Section 202.14.B specifies way to determine max
footprint factor, gross density factor and landscape
factor
– Requested interpretation that as Residential Density
Factor is not defined under B, it would be
considered as a “Use” and defined by Primary Zone
– Code confirmed interpretation allowing multi-family
in current RGA-1 zoned area

By-Right Development Plan
• Phase 1 Development Plan
–
–
–
–
–

Developer purchases portion of property
Purchase entire area zoned RGA 1 (approx. 9.5 acres)
Purchases portion of area zoned RD (approx. 9 acres)
Density based on 1 Unit / 5,000 sf.
Net Residential Density approximately 140 to 150
units over the 18.5 acres

• Phase 2 Development Plan
– Remaining RD land supports 20 to 22 additional units
– Divides river frontage among lots
– Private open space along river

By-Right Development Plan – Phase 1

By-Right Development Plan – Phase 2

Zoning Considerations – Planning
Opportunities (Proposed Rezone)
• Allows lower density development, both in terms of
use and space and bulk, adjacent to the Mayberry,
Bell, and Emery Street neighbors
• Allows for a transitional zone, including uses, size
and configuration of structures, and space and bulk
• Allows highest density development furthest from the
Mayberry, Bell, and Emery Street neighbors
• Allows greater flexibility with respect to planning,
siting, configuring and maximizing open space
• Connection to public sewer within RGA1 would be
less impactful to river quality as opposed to allowed
septic systems in RD Zone

Proposed Zoning Opportunities

Potential Development Plan
• Potential Development Plan
– Due Diligence Level Evaluation
– Plan will evolve through process:
•
•
•
•
•
•

Input from Neighbors
Input from Staff
Input from Planning Board
Input from City Council
Input from State and Federal Regulators
Additional Field Investigations (Survey, Soils, Wetlands)

– Plan is intended to provide one example of the
potential of the property to be developed

Recap of Planning Board Feedback
• Board Feedback
– Formalizing public access along river
– Connectivity of open space (Sebago to Sea)
– Number of units under current zoning versus
proposed rezone
– Infrastructure capacity including utilities and traffic
– Workforce housing
– Buffering between different uses
– Vehicle access for different uses
– Straight rezone does not provide sufficient
assurances that desired opportunities would be
included in future development plan

Public Feedback Themes
• Public Comments
– >75 Emails, letters or other forms of communications

• Themes
–
–
–
–
–
–
–

Traffic Impacts
Pedestrian Accommodations
Open Space / Green Space / Passive Recreation
Presumpscot River
Environmental Impacts, including Wildlife
Affordable Housing
Others

Public Feedback - Traffic
• Development under the existing zoning may not require
a MaineDOT Traffic Movement Permit (TMP)
• Full development under the proposed zoning will
require a MaineDOT TMP
• The TMP Process will include a Scoping meeting held
in the City to discuss the extent and scope of the Study
• The City will be an active participant in the TMP
Process
• The Subdivision / Site Plan Review Process will include
a full evaluation of traffic impacts as well as road
conditions

Public Feedback – Pedestrian
• A critical feature of this site is the proximity to the
Downtown
• The live, work, play, shop, eat paradigm mandates
pedestrian connections within the development to the
Sebago to Sea Trail, the Presumpscot River as well as
to the Downtown
• Extensive coordination with the City and other
Stakeholders, such as PRLT will be required to provide
these amenities
• These features will be a major planning and design
component of the project as part of the Subdivision Site
Plan Process

Public Feedback – Open / Green Space
• The RD requirement of 1 unit per 40,000 sf and
minimum 60,000 sf lots, results in the need to have
private open space on individual lots
• The flexibility associated with the rezone to RGA 1 will
enhance the ability for open / green space to be a
major public component of the development plan
• The ability to compress the development footprint
under RGA 1 zoning (both horizontally and vertically)
significantly increases the area available for open
space
• Applicant is engaged with PRLT regarding the
shoreland zoned area and will be continuing and
advancing those discussions.

Public Feedback – Presumpscot River
• The Presumpscot Regional Land Trust is a significant
stakeholder for consultations with respect to the
treatment and disposition of the land within the
Shoreland Zone (what improvements may be made
and who is the holder)
• Currently there is no established easement along the
River.
• A critical component of the Development Plan will
include access along and to the River.
• The Shoreland Zone will not be modified as part of the
rezone request
• All protections afforded under the Shoreland Zone will
continue after any rezone

Public Feedback – Env. & Wildlife Impacts
• Wetlands will be mapped per State and Federal Rules
• Maine Inland Fisheries & Wildlife will be consulted as
part of the State Wetland Application process
• Federal Wildlife Service will be consulted as part of the
Army Corps of Engineers Wetland Application process
• Project design will be required by State and Federal
Rules to minimize impacts to the extent practicable
• Stormwater design must comply with MDEP Chapter
500 focusing on water quality best management
practices incorporated into the landscape
• Low impact development and green infrastructure
techniques will be evaluated for inclusion into project to
protect water quality and prevent degradation

Public Feedback – Affordable Housing
• Large lots (area and frontage) associated with the RD
Zone effectively precludes the ability to develop
workforce housing due to the necessary infrastructure
• The ability to provide compact neighborhoods in the
RGA 1 zone allows for inclusion of both market rate
and workforce housing throughout the development
• A mixed residential development including single
family, duplex and multi-family units also allows for a
well distributed component of market rate housing
• The ability to provide housing within walking distance
of the downtown will contribute to vibrancy as well as
providing alternative transportation modes to support
workforce housing

Public Feedback - Other
• The RD Zone promotes the development of “public”
infrastructure thereby resulting in greater impacts to
municipal services.
• The RGA 1 Zone promotes the development of
“private” infrastructure minimizing impacts to municipal
services.
• A mixed residential development including single
family, duplex and multi-family units will provide for a
diverse population that historically results in less impact
to schools than a conventional single family
development
• The Subdivision / Site Plan process allows the City to
assess impacts to municipal services and determine
appropriate mitigation when required

Overlay District Concept
• Challenge
– How to provide assurances that desirable
components of Development Plan are incorporated
into Project post zoning change?

• Solution
– In addition to original RGA 1 Rezone Request
include an Overlay District over entire site that
includes specific performance standards:
• Public Access
• Planning and Design Standards
• Workforce / Quality Affordable Housing (WAQ)

Overlay District Performance Standards
• Public Access
– Public Access: The developer shall provide public
access along the frontage of the Presumpscot River
as well as provide a trail connection from the river to
the Sebago to Sea Trail. Such public access shall
be subject to the review and approval by the
Planning Board during site/subdivision review and
shall be in addition to the Open Space requirements
as set forth in Section 502.8A.
– Proponents will continue to engage PRLT relative to
disposition of shoreland area if rezoned approved

Overlay District Performance Standards
• Transitional Residential Development
1.

A residential subdivision within the Lincoln Street Overlay District
shall provide a transition between the residential uses of singlefamily, two-family, and multiple-family dwelling. Development shall
meet the following standards:
(a)

In general, development shall provide an increase in density and bulk
of structures, including the size, configuration and massing of
structures from East to West.

(b)

The minimum separation between multiple-family structures and the
lot lines of a lot with single-family or two-family dwellings shall equal
2 times the height of structure of the multiple-family dwelling. In a
situation where the single-family and/or two-family dwelling is part of
a condominium development, the required separation shall be to the
structure, and not to the lot line of the condominium. This standard
does not apply to adjacent or opposite multiple-family structures.

Overlay District Performance Standards
• Transitional Residential Development
c)

The highest density development shall be the furthest from
Mayberry Road.

d)

Single-family/two-family blocks/neighborhoods shall have
separate primary access connecting to the City street
system from the multiple-family blocks/neighborhoods
primary access. Interconnection of the
blocks/neighborhoods shall be encouraged.

Overlay District Performance Standards
• Transitional Residential Development
1.

Design Standards:
(a)

Single-family and two-family dwellings shall be subject
to the following:
i. Provide design variation so that adjacent and
opposite structures have no less than three (3)
differing architectural aesthetics, treatments and/or
fenestrations, such as:
• Windows/doors
• Roof lines
• Materials
• Colors
• Exterior lighting.
• Architectural structural element (porches,
breezeway, etc.)

Overlay District Performance Standards
• Transitional Residential Development
ii.

b)

Building elevations shall demonstrate building variation
and shall be reviewed and approved by the City
Planner, or their designee, prior to building permit
issuance.

Multiple-family dwellings shall provide diversity in
architectural aesthetics, treatments and fenestrations as
they relate to windows, doors, roof lines, material, color and
exterior lighting. Building elevations shall be reviewed and
approved by the Planning Board during site/subdivision
review to demonstrate building variation.

Overlay District Performance Standards
• Transitional Residential Development
c)

Structures adjacent to Lincoln Street shall be subject to the
following:
i. Maximum Setback
30’
ii. Lincoln Street façades shall be designed to appear
forward facing
iii.Where feasible, primary access and parking shall be to
the rear of the structure.

Overlay District Performance Standards

• Workforce/Affordable Quality Housing
A.

Workforce/Affordable Quality (WAQ) Housing Component: At least ten
percent (10%) of the units in the project shall at least meet the
definition of a WAQ housing unit for rent or for sale. The criteria
associated with this performance standard includes:
1.

“WAQ housing unit for rent” means a dwelling unit for which:
(a)

The rent is affordable to a household earning 100% or less
than of Area Median Income (AMI) as defined by the United
States Department of Housing and Urban Development
(HUD)

b)

The unit is rented to a household earning 100% or less of
AMI; and

Overlay District Performance Standards

• Workforce/Affordable Quality Housing
c)

2.

The requirements of (a) and (b) above are limited by the
lease for the units and also by deed restrictions or some
other legally binding instrument covering the building or
property for a minimum term of 30 years. Evidence of this
standard shall be provided as part of the subdivision/site
plan review process.

“WAQ housing unit for sale” means a dwelling unit for which:
(a)

The purchase price is affordable to a household earning
120% or less of AMI;

(b)

The unit is sold to a household earning 120% or less of AMI;
and

(c)

The requirements of (a) and (b) above are limited by deed
restrictions or other legally binding instrument for a minimum
term of 30 years. Evidence of this standard shall be
provided as part of the subdivision/site plan review process.

Overlay District Performance Standards

• Workforce/Affordable Quality Housing
3.

“Affordable” means that the percentage of income a household is
charged in rent (including utilities not included in the rent) or must
pay in monthly mortgage payments (including mortgage insurance,
property insurance and real estate taxes), does not exceed 30% of
a household’s income.

4.

WAQ units are encouraged to be integrated with the rest of the
development, should use a common access, and should provide
no indications from common areas that these units are WAQ
housing units.

5.

WAQ units need not be the same size as other units in the
development but the number of bedrooms in such units shall be no
less than 10 percent of the total number of bedrooms in the
development.

Overlay District Performance Standards

• Workforce/Affordable Quality Housing
6.

WAQ housing units for sale, if converted to WAQ housing units for
rent, shall become subject to the income limits and other
requirements of such units.

7.

In the event the development is completed in phases, affordable
units shall be provided in proportion to the development of market
rate units unless otherwise approved by the Planning Board.

Questions and Answers
• Based on feedback from Planning Board, Public,
and Staff, Applicant proposed an additional layer of
regulatory standards in the form of Overlay District,
which improves the project
• Combination of Rezone & Overlay District benefits
the Environment, the Neighborhood and the
Community
• Thank you for considering this request and we look
forward to continuing to work with the Council
regarding enactment of these changes

