Come Give Your Opinion About Land Use! 

Hosted by the Bowdoinham Comprehensive Planning Committee

Wednesday October 11, 2023, Bowdoinham Community School
Land Use Forum One Highlight Notes

About the Forum

Why We Are Collecting Public Input

It’s well established that Maine is in a housing crisis. Older folks are unable to stay in the communities where they grew up, and younger folks are unable to purchase home and/or afford to live near their jobs. As we prepare our new Comprehensive Plan, we want to hear from Bowdoinham residents and businesses about what YOU think. Specifically, we are considering changes to our land use ordinances that would allow for more housing, but want to hear from you first. 
This was the first of two public input meetings we have planned to discuss land use. The second one is scheduled for the evening of November 1. Both meetings will be facilitated by Craig Freshley of Good Group Decisions in Brunswick. All ages welcome. Snacks and drinks provided.
Agenda

6:00
Arrival and Refreshments
6:15
Welcome
Comprehensive Planning Committee Chair Joanne Joy of the will offer opening remarks and facilitator Craig Freshley will explain how the meeting will work.

6:25
Context and Ideas
Members of the Comprehensive Planning Committee will present:

· The Comprehensive Planning Process – where we are and what’s next
· Our current policies and statements about housing – what we’ve said so far

· The need for changes in land use ordinances to support additional housing – why it’s critical and what benefits we can expect

· Overview of maps 

· Keeping the rural nature of Bowdoinham

· A few ways to increase density and incentivize housing – just ideas

There will be a chance for questions and clarifications.

6:45
The Village District I & II
If we wanted to increase housing in the Village, how might we adjust land use ordinances to increase density while following septic and set back rules?
7:05
Route 24 (Near Richmond)
Should we establish a Village District along Route 24 at the north end of town where new dwellings could tap into existing sewer and water infrastructure? What might be the district boundaries and what might be the maximum densities and lot sizes?
7:25
Residential Agricultural District
Should we specify maximum lot sizes in the rural areas to increase density and simultaneously preserve large tracts for agriculture and open space? If so, how?
7:45
Closing Comments
This is a chance for any last words from participants and committee members.
8:00
Adjourn
Ground Rules

· All views heard

· Recognized before Speaking

· Email comments welcome: Planning@Bowdoinham.com

· Differing points of view okay

· Listen with respect

· Understanding First

· We’re here to advise, not decide

· Minimize distractions

· Flexible agenda and neutral facilitation

Introduction
· Joanne introduced Committee members

· In June we expect to vote on the Comprehensive Plan

· February is the deadline for proposed Land Use Ordinances

· We hope to have another public meeting required by the Planning Board

Presentation at the Start
· How we got here

· We have been gathering feedback in various ways

· Surveys

· Forums

· Tables at events

· Public meetings each month

· Why we are here

· We love Bowdoinham

· The rural feel 

· Agriculture

· Hunting

· To keep thing we love, we need to plan for the future

· Abbreviations!  

· ADU – Accessory Dwelling Unit

· DU/Acre – dwelling unit (single family home) per acre

· Districts explained

· Also shoreland overlay zone

· How does development get approved

· Depends on where

· Village District 1

· Village District 2

· Residential Agricultural 

· Check what’s allowed

· Is there enough space

· Review processes, depending on what’s proposed

· Parameters on the Land Use Ordinance

· Minimum lot size

· Residential density

· Minimum road frontage

· Setbacks

· What different densities are like

· 1 house per acre isn’t very rural, although the houses are spread out

· Ideas

· Increase the density (reduce minimize lot size) in the village

· Decrease the density (increase maximum lot size) in the RA

· Increasing density helps save the town money

· Expand the village district to match existing water lines

· Create a new village district near Richmond where there is existing sewer and water

· Another idea: allow cluster development in the rural areas

Questions and Comments at the Start

· Before deciding where to increase density, we need to analyze where soils are suitable

· Benefits of having a maximum lot size in the ag district

· Leave more large tracts of land available for agriculture and wildlife habitat

· Carbon sequestration

· More efficient infrastructure and civic services

· Would not result in unlimited number of sub-divisions (current upper limits still apply)

· Land owner able to capture open space tax benefits

· Can provide for more affordable housing, due to smaller lot sizes

· Concern about increased tax burden for town residents when tax breaks are provided for open space

· We need to consider the needs of older people and make sure that housing stays affordable

Table Discussion Notes

Village Districts I & II

Buddy’s Table

· New engineered septic systems can decrease lot sizes.

· Affordability need to look at land and materials costs.

· Brunswick has “land banks” for new subdivisions creating lots that can be listed below market value.

· Need a land planner to review suitable sites.

· Cost of services for town for additional residences.

· Redevelop vacant lot from burned building on corner in town.
Jason’s Table

· Only one person at our table lives in the Village district(s)

· Increasing density = increasing traffic = increasing safety concerns, especially lacking sidewalks

· Group was open to expanding the Village district(s) to include all public water accessible areas

· Shared septic systems means the creation of “HOA” style entities which can create problems

· Septic technology has changed significantly to allow smaller/shared systems conducive to smaller lots and increased density

· Group did not understand the slightly different requirements in the two districts and though they could be made the same

· Would like to maintain the current height restrictions and not have overly tall structures

Tracy’s Table

· Chicken and egg. What we develop as land use will determine who lives here. Small lots encourage elders. 
· Services available in Village 1: a few businesses, town water

· Let people who want to downsize stay, and invite new people who just have normal jobs – i.e. not super wealthy.

· Want to preserve ag area, but don’t want village to get too congested.

· Does road frontage prevent someone from putting cottages on a lot? Can you just have one driveway to access multiple dwellings? Need to not need a street cut for every little house for this to work.

· Allowing for multifamily buildings. Need higher density allowed in Village districts

· Multiple dwellings with a common community building would be desirable.

· When building a development, require some buildings to be small, to encourage different demographics.

· Consider transportation, a bus into Brunswick. Clustered living could be good for efficient bus stops.

· Thinking about other services in the Village.

· Something to be said for creating a third village district that’s walkable to Richmond.

· Having dense housing would encourage the things elders need – like railings.

· Need to be able to sell this idea to the town – being able to stay in town if can’t live in a big house anymore.

· How to address high taxes?

· Other sources of revenue? Charge for boat trailer parking?

· Encourage solar in developments?

Dave’s Table

· -Follow where the public water is located makes sense.

· -Make small lots smaller, or expand to some bigger lots just outside of current Village District.

· -BUILD UP.  (emphasized) Get the density this way.

· -Can get 2.5x the density capped by the town if it is in a growth area and used for affordable housing.  eg. Current density capped at 2du/ac, could go up to 5du/ac if for affordable housing.  (see Mike S for details)    Could specifically designate Village districts a growth area.

· -Could have town requirement that developments need to include 20% affordable housing in any development.  How to incentivize, who pays.  

Route 24 (Near Richmond)

Buddy’s Table

· There was a habitat for humanity subdivision created in this area.

· Zone would have to depend of Richmond’s commitments to extend services.

· Land planner needed to determine suitability.

· Well pump tests needed for close lots to check adjacent wells.

· Could follow the existing utilities and be a denser “village” theme.
Jason’s Table

· Many living on the Northern end of town already frequent Richmond for business services

· Noted that there is active farmland/hayfields in that area that may be adversely affected if public utilities were to be expanded and the area developed

· Possibly limiting development in that area with a maximum lot size could help protect farmland

· Maybe advantageous and easy to implement if the same standards as Village district(s) I , II

· However, creating a new district does offer the opportunity to create standards/parameters that encourage the type of growth that is desired (business??)

· The conjunction of Route 24 and South Pleasant creates a natural southern boundary for a proposed district

Tracy’s Table

· Walkable to Richmond is desirable. A lot of services, hardware store, restaurants, senior center, groceries, health center.

· Would want high density in a new VD and small lots sizes, promote small residences.

· Water might go further than sewer in Richmond.

· Taxes determining wealth. Could there be a tax benefit for people who have been here generations to allow them to stay?

· Duplexes aren’t bad looking.

· We might want to try to incentivize developers to build affordable housing in a new VD3. Starter homes. Apartments for rent?

Dave’s Table

· Great place for senior housing (proximity to Richmond health center, senior center)

· Wondering how dense the area is now, what is the growth potential?

· Make the whole triangle down to junction of pleasant and Rt. 24 a VD3, but NOT include area East of 24 because it’s open space and shoreland.

· Are there any reasons not to make this a VD3?  Might feel more like Richmond, maybe lure kids to Richmond schools?

· Keep residential uses and prohibit industrial/commercial uses.

· Build up.  It is closer to Dresden which has a ladder truck.
· Could this be a TIF housing zone?

· Increase the Du/Ac in this area because it has sewer, but don’t go taller than fire access

· Try to replicate the dense housing on Kimball St. and River Rd. in Richmond.

Residential Agricultural District

Buddy’s Table

· 10 acres is minimum lot size needed to hunt on own property without license.

· Maximum lot size could depend on starting lot size.

· Road frontage restrictions would need updating.

· New incentives for buyer/seller for cluster housing? What could they be?

· To be affordable, usually need to be in village for town infrastructure.

· Developers want density for viability.

· Housing deemed affordable housing by the state is allowed to be 2.5 x denser than normal (per state).

· Possibly split res/ag zone into denser populated and more agricultural zones?

Jason’s Table

· Possible to encourage/assist large land owners to establish some sort of land trust to protect the future use of the land rather than restricting the owners

· Further restrictions could help protect ideal soils

· Having a large minimum lot size or very low density could unintentionally prohibit future trends in farming that may not require large tracts of land

· Group consensus was that density changes seemed much more effective than lot size changes

· “What’s in it for me?”  What is the benefit to the current residents of this district?

Tracy’s Table

· Organic livestock farm in family – split between Bowdoinham and Bowdoin. Land was all forested in 1981 – have done forest management and clearing. No more hay pastures on own land. Use land trust land and other land nearby. Have an interest in having other land owners with hay fields keeping that land in hay production. But owned by people getting older so don’t know what will happen. Future farmers will need to find forage.

· Past subdivision development turned previous hay land into just house lots that can’t be hayed. Want to make subdivision rules such that ag land is retained.

· Propose changes to subdivision so it must contain x percent of open space.

· Subdivision rules with cluster housing – keep open space keep usable ag space.

· Res/Ag district – make large lots have to have very low density.

· Benefit of max lot size might be most useful outside of subdivision most, where those requirements wouldn’t be triggered. 

· Would there be a tax benefit to large lot owners who can’t divide lot because of density and lot size restrictions?

· Survey large tract land owners about density and lot size ideas.

Dave’s Table

· Yes, concentrate development in an area and preserve open space.

· Keep ag lands in Ag.  Develop subprime Soils.  Let the soils define what can be done.

· 1ac max seems too tiny, maybe max 2ac?

· Feels restrictive to limit to 1 ac, but then value of that 1ac goes up

· Scary to hear that 100ac could become 100 houses.

· Need input from large lot landholders.

· Place solar on hydric soils

· Avoid too big to mow, too small to hay.
Comments at the End

· Changes needed ion the Village District are pretty clear. What’s not so clear is what to do in the Residential Agricultural District. To make this decision it will be important to hear from large land owners

· The future is small vegetable farming on 20-40 acres.

· Livestock farmers need lots of acreage with prime soils.

· This has been really great tonight: people educating each other.
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