

Village Planning Committee Report 7/14/03


INTRODUCTION

VILLAGE PLANNING COMMITTEE

Freeport’s village center has been the subject of a couple of planning efforts over the last few years.  The Residential Growth Management Committee (1999 – 2001) recommended studying the village as a potential residential growth area.  The Town Council accepted that suggestion in July 2001.  At the same time, the Freeport Economic Development Corporation (FEDC) started working on Vision 2010, a plan for the future health and vitality of the village retail core.   

The Village Planning Committee was created to assist the Planning Board with studying the village in detail with soliciting input from the public and with coordinating the planning for residential and commercial growth that was underway.   The recommendations included in this report are the products of the Committee. 

BACKGROUND

To start the process, an informal brainstorming group was brought together to establish a framework for the process and to form a committee.  That group consisted of Susan Campbell and Bob Stevens of the Town Council; Alan Caron representing the Planning Board; Ed Bonney, President of FEDC; and residents Andy LeMaistre, Lance Fletcher, Jack Kartez, and Brad Guay.  

This group identified a list of stakeholders, including:  Freeport Economic Development Corporation, Freeport Merchants Association, Freeport Historical Society, Freeport Community Improvement Association, Freeport Community Services, L.L.Bean, Freeport Housing Trust, Freeport Elders Association, Freeport Pastors Association, Recreation Committee, Water District, Sewer District, Traffic and Parking Committee, Design Review Committee, Conservation Commission, and the Freeport Village Commercial Property Owners Association.  Each of these groups was invited to designate a representative, if it wished to participate in the process.  

To identify a broad-based group of interested residents, a letter was sent to every registered voter in District 1, or 1,096 letters.

A smaller informal steering committee of Cliff Goodall, Rod Regier, Susan Campbell, and Alan Caron reviewed the 20 responses received from residents and the 11 responses  received from the various stakeholders.  A committee of 15 residents and 15 representatives of stakeholders, along with Cliff Goodall as the chairperson, Rod Regier as a Town Council representative, and Alan Caron as a Planning Board representative was presented to the Town Council.  On September 24, 2002, the Village Planning Committee was appointed by the Town Council. Committee members included:

Cliff Goodall 

chairman



Rod Regier

District 1 Councilor



Alan Caron

Planning Board



Susan Backhouse
Bed & Breakfast owners



George Denney
Freeport Community Improvement Assocociation



Travis Pryor

Freeport Conservation Commission



Peter Moulton

Design Review Board



Edgar Leighton
Freeport Economic Development Corporation



Mac Collins

Freeport Historical Society



John Egan

Freeport Housing Trust



David Marstaller
Freeport Merchants’ Association



Susan Saunders
Freeport Village Commercial Property



Sandy Williams
Freeport Pastor’s Association



Rick White

L.L.Bean



Steve Brown

Resident



Linda DeGrandpre
Resident



Nancy Gray

Resident



William Greene
Resident



Judy Hamlin

Resident



Alicia Harding

Resident



Anna Johnson

Resident



Melissa Mencher
Resident



Adam Nappi

Resident



Janet O’Brien

Resident



Ronald Smith

Resident



Peter Taggart

Resident



Laura Unfricht

Resident



Joe Migliaccio

Resident

Residents Laura Girr and Scott Poulin were also appointed to the Committee but were unable to serve and later withdrew.  The Freeport Elders and Freeport Community Services were given a seat but did not appoint a representative.

The committee has been assisted in its work by Jonathan Reitman, an experienced facilitator and mediator, Donna Larson, Town Planner, and Caroline Pelletier, Assistant Planner.  The town was awarded a Comprehensive Plan Update grant of $10,000, with a local match of $12,000 to help finance this project.  Special funding from the Environmental Protection Agency was used to inventory the village’s habitats and environmentally sensitive areas. 

THE COMMITTEE’S CHARGE

In establishing this Committee, the Town Council charged the Committee with the task of studying residential growth and sprawl in Freeport and, specifically, to produce recommendations in the following areas:

1. Review existing strategies and plans for the village to ensure that they are complementary;

2. Engage the general public to include their ideas for the vision and the plan;

3. Engage stakeholders in finding a shared and integrated vision for the village’s future;

4. Propose zoning and ordinance changes that would be necessary to implement both that vision and the village’s designation as a “growth area” under both the Comprehensive Plan and the recent Residential Growth Management Plan; and

5. Report those findings to the Council and Planning Board.

THE PLANNING PROCESS

Once assembled, a series of meetings were held to educate the Committee.  The presentations included: 

· current zoning and Comprehensive Plan provisions and natural resources in the village, by Donna Larson; 

· an overview of Comprehensive Planning by Committee Chairman, by Cliff Goodall; 

· the history of Freeport, by Randall Wade Thomas and Sally Rand of the Freeport Historical Society; 

· a film named Save Our Land; Save Our Town, by Bullfrog Films, produced by Thomas Hylton;

· a review of the recommendations of the Residential Growth Management Committee by Alan Caron; 

· a presentation of the Great American Neighborhood, by John Del Vecchio of the State Planning Office; 

· a presentation of Vision 2010, by Tom Moriarity for the Freeport Economic Development Corporation, 

· a presentation about the Freeport Housing Trust, by  Committee member John Egan; 

· a possible development scenario on Bow Street, including extending School Street, by Adam Nappi; and 

· a presentation on parking lots, by Rod Regier.

Recommendations on different topics were also submitted to the Committee for their review and consideration.  Committee members John Egan and Peter Taggart, and Jim Hatch of the Freeport Housing Trust, developed a list of barriers to providing affordable housing in Freeport village.  The Open Space Subcommittee of the Planning Board prepared a list of recommendations to preserve open space as the village develops.   Lastly, the Freeport Economic Development Corporation developed a list of recommended zoning ordinance amendments to eliminate barriers to implementing Vision 2010.

With the education portion of the process complete, the Committee produced a mission statement, as follows:

The mission of the Village Planning Committee is to develop a unified vision for a vibrant and prosperous downtown village; which will focus on: 

· creating opportunities for a diversity of housing types that foster desirable neighborhoods,

· providing opportunities for local businesses and services to be integrated into neighborhoods,

· reinvigorating the retail core, thereby enhancing the commercial property tax base,

· coordinating pedestrian and transportation issues in a way that enhances this vision for downtown Freeport,

· conserving and creating public open space, 

· preserving historic elements and village character, and

· protecting environmentally sensitive areas.  

DOWNTOWN FREEPORT TOMORROW –

A day of planning and designing a vibrant and prosperous downtown village.

A day-long hands-on public workshop -- Downtown Freeport Tomorrow – was held on Saturday, April 12, 2003 at the Freeport Middle School.  Approximately 55 attendants, representing the interests of businesses, the environment, open space, and residents participated.  Freeport resident Cynthia Orcutt organized and led the day.  ( see Appendix 1 – Downtown Freeport Tomoorrow, for more details)

The common themes that emerged from that day were:

· ensuring that the village was walkable for pedestrians and rideable for bicyclists,

· providing local goods and services within neighborhoods,

· replacing some surface parking lots with parking garages,

· allowing for a variety of housing types and sizes, and

· preserving and  creating open spaces.

In addition, there was general support for extending School Street to Bow Street, bringing train service from Boston into Freeport, and preserving Freeport’s historic buildings.  

Using comments from the public and their newly gained knowledge of the village, the Committee developed a list of recommended actions to achieve the goals set forth in the Mission Statement.  Those recommendations follow.

THE RECOMMENDATIONS

SECTION 1
To create opportunities for a diversity of housing types that foster desirable neighborhoods, the Committee recommends:
Creating a desirable place for people to live and work is the goal of this section.  Freeport village one of the major job centers in the state.  However, with escalating property values in and around the village, living in the village area is unaffordable for many people, forcing many families to live several miles or even towns away.   Many housing units were also lost to the retail boom of the 1980’s and 1990’s, but only a few of those units were replaced.   

One way to encourage more housing is by allowing more housing on any given piece of land, or, in other words, increasing the density.  A typical New England village has the highest housing density in its center; density gradually decreases as one moves out from the center.  

The fact that Freeport’s retail core is a tourist destination creates a unique situation.    High real estate cost makes it unlikely that housing will be built in the retail core.  However, zoning regulations could create the opportunity for a second village center, geared towards local residents, to emerge around the retail core.  As a buffer between the commercial and high density residential areas on one side and the more rural areas on the other side, an extension of the medium density district is proposed.  Cutting through the high density residential area would be a mixed use district, where housing and commercial activities can co-exist.

Equally important to allowing higher density is providing opportunities for diversity in housing types.  This means single family, duplexes, and multi-families (3 or more units); large and small units; owned and rented units; all at a variety of price ranges.  What would result would be neighborhoods of all types, ages, family size, income, social strata etc.  As a means to encourage a diverse housing stock at prices that would be affordable to those with moderate incomes, the Committee recommends that a “density bonus” might be purchased for purposes of encouraging either a certain mix of housing, or  housing for moderate income households.

A desirable neighborhood, as envisioned by the Committee, would be no greater than 3,000 feet from end to end, or a walkable distance.  It would have open spaces intertwined with developed areas, businesses that provide goods and services to local people, bicycle and pedestrian facilities both on roads and off roads, connected streets rather than a series of dead-end streets, and municipal services and schools within walking distance.   

To protect the environment, these areas must also be connected to the public water and sewer system.  Connections to the sewer system north of Kendall Lane are unlikely; therefore, the density there proposed would be lower than what is currently allowed.  However, if a house is connected to the public water and sewer system, the density can be higher.

While it is very important to have standards for development, having flexibility in altering those standards on a case-by-case basis can result in better, more logical projects.  This is not to say that a developer doesn’t need to follow the standards, but he or she can negotiate waivers under certain circumstances.  Therefore, contract zoning is a recommendation of this report, as it was in the 1994 Comprehensive Plan, as a mechanism to allow development to meet community goals.   One suggestion is to allow contract zoning only in the village area, and then only for certain circumstances.  In all cases contract zoning should only be allowed if the agreement meets a public benefit within the zone.  For example, amending setback requirements, meeting lot area to impervious surface ratios off-site, allowing the purchase of higher density, allowing an appropriate use that isn’t otherwise allowed in that district, altering the parking requirement when parking structures are proposed, and so on.  The public benefits being things such as: creating and preserving open space, developing a system of connected trails and bicycle paths, improving water quality, providing affordable housing for moderate income households, preserving historic resources, etc.

Recommended actions

1. Amend the adopted Comprehensive Plan and the Official Zoning Map to extend the V-I District, extend the MDR-II District, convert a portion of the V-I District to MD-B, convert a portion of the V-I District to the VC-IV District, and to create a new mixed-use/high residential density District as shown on Map 1 attached.

2. Amend the Comprehensive Plan and the Zoning Ordinance to allow residential density at a rate of 12,000 s.f (.27 acres) for a single family residences, and a land area per dwelling unit rate of 12 units per acre (3,630 s.f.) for two-family and multi- family dwelling units in the Village I District (V-I), the Village Commercial II District (VC-II), Village Commercial III District (VC-III), Village Commercial IV District (VC-IV), and the Mixed Use/High Density Residential District.

3. Amend the Comprehensive Plan and the Zoning Ordinance to allow the purchase of a density bonus of up to 2 additional units of land area per dwelling unit for multi-family projects to meet one of the following public benefits, providing a diverse housing stock within any given project, or providing open space or open space amenities such as trails within the zone, and landscaping, etc. in the village area, or up to 4 additional units for providing affordable housing as defined by the Town of Freeport within the village area.  Consider contract zoning as a mechanism to allow these bonuses. (see appendix 2 attached for sample language)

4. Retain the existing Comprehensive Plan recommendation to allow contract zoning which would provide flexibility in standards while maintaining control over a project, provided a public benefit is met.  In developing a Zoning Ordinance amendment, the Planning Board may want to consider developing a contract zoning overlay district.  Contract zoning would only be allowed within the confines of the overlay district, likewise, the circumstances that contract zoning may be used may also be limited.  For example, to vary setback requirements, or the lot area to impervious surface ratio, or parking requirements, etc.

5. Develop a mechanism to accept and spend the funds generated by the density bonuses and amend the Comprehensive Plan and ordinances as necessary.

6.
Amend the Comprehensive Plan and the Zoning Ordinance to allow a mixture of commercial and residential uses, without any minimum lot size penalty in the VC Districts I-IV, the V-I District, the MDR-II District, and the new mixed use/high density residential district (see Sec. 201.I of the Freeport Zoning Ordinance).

7.
Continue to allow all types of housing in the VC-II, VC-III, VC-IV, V-I, MDR-II, and the new mixed use/high density residential district.

8. Amend the Comprehensive Plan and the Zoning Ordinance to allow existing buildings to be converted to residential units without having to meet the land area per dwelling unit requirement, provided the parking requirement and maximum impervious surface to lot area ratio can be met.

9. Amend the Comprehensive Plan and the Zoning Ordinance to reduce the parking requirement for residential uses.  The Committee considered the requirements listed below, but recommends additional research be done:
Each bay in a garage be counted as a space, family unit (2 or more bedrooms) 1.75 – 2 spaces/unit, 1 BR 1.25 sp/unit, elderly 1 sp/unit, if mixed use, decrease the overall requirement to allow for day and night sharing of spaces

10. Amend the Comprehensive Plan, the Zoning Ordinance, and the Subdivision Ordinance to require Open Space Subdivisions in the VC-II, VC-III, VC-IV, V-I, MDR-II, and the new mixed use/high density residential districts.  Subdivisions in these areas would have an open space requirement of 20% of the net residential acreage plus the “unbuildable” land as defined in the Zoning and Subdivision Ordinances.  Setback, lot frontage, and lot width requirements should be reduced accordingly.  Allow minimum lot sizes to be averaged in these subdivisions provided the average lot size is no less than the minimum lot size, or minimum lot area per dwelling unit requirement for that district.

11. Amend the Comprehensive Plan and Freeport Street Acceptance Ordinance to incorporate “village road standards” that minimize the amount of pavement required, while balancing the space needed for adequate traffic flow, pedestrians, and bicyclists.  These standards should incorporate measures that calm traffic in non-structural ways (for example, allowing on-street parking can calm traffic, this does not include speed bumps which are difficult to plow in winter months).  They would provide adequate space for pedestrian amenities (i.e. benches and planters), window shoppers, and walkers at different speeds, would minimize street crossing times for pedestrians, and would be accessible for handicapped persons, and safe for travel by bicyclists.

12.  Amend the Comprehensive Plan, the Site Plan Review standards of the Zoning Ordinance, and the Subdivision Ordinance to require pedestrian and bicycle connections within new developments, and to require that logical connections to developments on adjacent properties be established in the project planning stage.

13. Amend the Comprehensive Plan, the Site Plan Review standards of the Zoning Ordinance, and the Subdivision Ordinance to develop standards for allowing stormwater facilities or structures to be constructed off-site.

14.  Amend the Comprehensive Plan, the Zoning Ordinance, and the Subdivision Ordinance to require that 10% of all units in a housing development be affordable to moderate income households.  Allow flexibility within this requirement, for developers to pay a fee in lieu of providing affordable units to the town or other organization (such as the Freeport Housing Trust) who would use the money develop affordable units.

15.  Amend the Comprehensive Plan, the Design Review District, and the Design review Ordinance to include mixed use developments and multi-family projects in the new mixed use/high density residential district.

16.  Amend the Comprehensive Plan, the Subdivision Ordinance, and the Zoning Ordinance to require that all new high density residential developments be connected to the public water and sewer system.
SECTION 2
To provide opportunities for local businesses and services to be integrated into neighborhoods, the Committee recommends:

The recommendations of this section offer a way to recapture some of the character of the local town center that was lost to the well-established retail core of downtown Freeport.  The mixed use/high density residential district proposed in this section creates an opportunity for an alternate town center servicing residents to develop over time.  This area is adjacent to the retail core with the railroad tracks as the dividing line between the two districts.  It includes South Street, from West St. to Bow St.; and Bow St. from the railroad tracks to several hundred feet beyond the Bow Street Market (see attached map).  The district encourages mixed use (commercial and residential uses coexisting), but at a scale that is compatible with the surrounding area.  The area includes sufficient land to accommodate a pedestrian oriented village with a medium density residential area as a transition area between it and the more rural parts of Freeport.

The proposed commercial uses in this district would be limited to those used by local residents on a regular basis.  In addition, all types of housing would be allowed.  To avoid an extension of the retail core, retail uses as allowed in the VC-I District would be specifically prohibited.  The area is serviced with public water and sewer, and all developments in this area will be expected to use those utilities.

To ensure that the area is developed (or re-developed) in a desirable manner, a design review process is encouraged.  This may be achieved in different ways, for example by extending the Design Review District, or by developing design guidelines specific to this area.   The process should include review of the architecture and historic resources, as well as other elements such as signage, lighting, landscaping etc.

As stated earlier, development standards are critical to the long-term success of this area; however, circumstances may arise where meeting the standards isn’t the best solution for the site.  In these situation, the ability for the project reviewing authority to negotiate with the developer can result in a better project, provided a public benefit can be met.  As an example: it may make sense to vary a setback requirement, if a more usable open space can be created.  Another example: a developer may be able to provide a more usable open space off-site in return for developing another site at 100% impervious surface.  In any case,  the negotiated open space must be either adjacent to the parcel being developed, or be within the parcel’s district.  Contract zoning allows the merits of any given proposal to be discussed on a case-by-case basis. 

Recommendations

1. Amend the Comprehensive Plan and the Zoning Ordinance to allow the creation of a new mixed use/ high density residential district that provides goods and services to local residents, and allows all housing types.  The district is pedestrian oriented, has a variety of open spaces, and is at a scale that is compatible with the scale of buildings in existing downtown Freeport.  Buildings should be limited to a footprint of 10,000 s.f. (total gross floor area of 20,000 s.f., except grocery stores can have a footprint of 15,000 s.f. with 30,000 s.f. gross floor area).  Sit down restaurants aren’t suggested for this district; however, limited seating for prepared foods in any of the permitted uses listed are recommended.  For example, bakeries and delicatessens may have some seats, as well as bookstores, laundromats and the like.  Seating may be indoor, outdoor, or both.  To create public open spaces within this district, maximum impervious surface to lot area should not exceed 75%, to the greatest extent possible, the land not used for buildings or parking should be of a size and shape that allows larger blocks to be retained.  If possible, these areas should abut similar areas on adjacent properties.  See Appendix 3 for sample language and uses.

2. Amend the Comprehensive Plan and the Zoning Ordinance to revise the existing Planned Unit Development (PUD) standards (Sec. 504) to include standards for mixing residential and commercial uses on the same lot.  These standards should include topics such as minimum lot size, setback requirements and possibly build-to requirements along Bow St, South St., and School St., for amenities such as benches, usable open spaces, buffer requirements, etc. The review of PUD standards should run concurrently with site plan and/or subdivision review.

3. Establish shared parking standards for this district, which allow the parking requirement to be met off-site, (but nearby) and which assume a certain amount of business will be generated by walking customers.  Amend the Comprehensive Plan and Zoning Ordinance accordingly.

4. Retain the existing Comprehensive Plan recommendation to allow contract zoning which would provide flexibility in standards while maintaining control over a project.  In developing a Zoning Ordinance amendment, the Planing Board may want to consider developing a contract zoning overlay district, which would limit where and why contract zoning could be used, provided a public benefit is met.

5. Amend the Comprehensive Plan and ordinances as necessary to develop a design review process for commercial, mixed-use, and multi-family development or re-development projects in this area.  Suggestions include extending the existing Design Review District, and developing design review standards for this area, for inclusion in the Zoning Ordinance.
SECTION 3
To reinvigorate the retail core thereby enhancing the commercial property tax base, the Committee recommends:

This section focuses on the retail core (Village Commercial I, VC-I District) of Downtown Freeport and integrates the recommendations of Vision 2010 that would not be possible under current regulations.  Economics Research Associates (ERA) in Association with Sasaki Associates, Inc. and Hollander Cohen & McBride, for the Freeport Economic Development Corporation (FEDC) and the Freeport Merchant’s Association (FMA) prepared Vision 2010.   The report addresses how Freeport can compete with other shopping destinations while still maintaining the scale of the village.  It recommends effective marketing strategies for Freeport, which types of retailers should be recruited, how the strategies can be accomplished.  The report also recommends creating incentives to leverage private investment, that the town and property owners can work together to stimulate sales and investment, and that the plan be phased-in to maximize its impact.  

Vision 2010 has many different types of recommendations.  This report only deals with those items that would require an amendment to the Zoning Ordinance.  For example, Vision 2010 recommends more entertainment, indoor and outdoor, be provided.  This would be allowable only with an amendment to the Zoning Ordinance.  

While not recommended by Visions 2010, the Committee also thought it was important to allow goods and services that serve local residents in the VC-I District due to its proximity to the new mixed use/ high-density residential district.

One recommendation of Vision 2010 is that a parking structure(s) should be considered to maximize the amount of parking close to LLBean, thus allowing surface lots to be converted to a higher use.  Realistically, though, the high cost of construction could present an insurmountable obstacle, without intervention by the town.   

Using public dollars, or a public/private partnership to build the garage is one form of assistance.  Another form that has been suggested by the Freeport Economic Development Corporation (FEDC) is to allow a different parking requirement if spaces in a parking garage will be used to meet the parking requirement.  For example, if, two spaces in a surface lot were considered equal to 1 space in a parking garage, and the cost were the same ($ for two surface spaces = $ for 1 garage space), constructing a garage becomes more feasible financially.   

The Committee was unwilling to make a recommendation that in the long-term could result in too few parking spaces.  If the town receives grant funding to build a garage, an incentive may not be necessary.  Instead, the Committee suggests that the project reviewing authority should determine appropriate incentives, if any, for developing a garage, on a case-by-case basis. Contract zoning is such a mechanism.

Parking garages should also be designed in such as way to blend with the surrounding buildings as much as possible.  Design guidelines for parking garages that focus on aesthetics, signage, lighting, etc. should be developed prior to considering any applications.   

This report also recommends eliminating some uses that no longer exist in the District, and some may not be compatible with the existing mix of businesses.  For example, auto service station and auto repair service garage.  Manufacturing/processing is currently a permitted use in the VC-I District.  The Committee recommends eliminating manufacturing and processing as a permitted use in this District, unless it is accessory to or associated with a retail business.

The potential of train service from Boston to Freeport presents a new and significant opportunity for downtown.  Bringing tourists, but not their cars, to the village would have a positive impact for businesses.  However, train service can also be an important factor in making downtown Freeport a livable and desirable place to live.  Therefore, in making decisions regarding the train, the town should ensure that the service is open and accessible to residents.

1.
 Amend the Comprehensive Plan and the Zoning Ordinance to delete the following uses from the VC-I District

a.  Commercial sales and service

b.
Auto repair service garage


c.
Auto service station

d.
Construction services

e. Allow convenience stores, but omit with gas pumps

f. Manufacturing/processing

2.
Amend the Comprehensive Plan and the Zoning Ordinance to add the following uses to the VC-I District subject to site plan review by the Planning Board

a.
outdoor theater;  add a use of Public assembly outdoor to allow for outdoor events (site plan review not required unless permanent structures are requested in which case, site plan review is required), 

b. theater,

c. hotel, with the following restrictions  (If parking garage spaces are used, no reduction in the number of spaces is allowed, and don’t require/allow shared parking for hotel spaces),

d. visitors’ center (no parking requirement),

e. personal service stores, such as but not limited to: beauty and barber shops, laundromats, cleaners, photography studios, shoe, jewelry and household appliance repair services, and alteration services,

f. train station,

g. manufacturing that is accessory to, or associated with, a retail store.

3. Amend the Comprehensive Plan and the Zoning Ordinance to allow indoor and outdoor theaters in the VC-II District.

4. Amend the Comprehensive Plan and Zoning Ordinance to allow the VC-I District buffer requirement (Sec. 413.D.2) to be met on an abutter’s property, with their consent, provided there is appropriate public documentation of the consent to avoid future development within the buffer.

5. Amend the Comprehensive Plan and the Zoning Ordinance to require that new construction in the VC-I be required to provide 1 bench per 1,000 s.f. of building up to a total of six benches, or an equal value may be paid into a village open space fund.  The bench is to be of an acceptable design; if there isn’t adequate space on the site to place the bench(es) they shall be donated to the Freeport Business Owners Association for placement in appropriate places.

6. Amend the Comprehensive Plan and the Zoning Ordinance to change the parking requirements in the VC-I District as follows:

a.
allow parking structures, decks and garages, in the VC-I District, 

b.
Allow a height of 45’ if the structure is compatible with its surroundings, for example, if it doesn’t exceed the height of adjacent buildings, or if the topography is such that the garage can be blended into the slope, or if storefronts will be built into the garage on the street level.

c.
Amend parking space size so two rows of parking with a center aisle is no greater than 60’ (18’ space – 24’aisle – 18’ space),

d.
Develop interior lighting, sign, and landscaping standards for parking garages,

e. Develop design review guidelines for parking garages to ensure they are built in such a way as to be compatible with surrounding buildings aesthetics in terms of design, building materials, size, and color; including standards for signs, lighting, and landscaping, and 

f. Require evidence of a long-term maintenance fund for the project.

7.
Amend the Comprehensive Plan and the Zoning Ordinance to allow contract zoning is allowed in certain circumstances in the VC-I District.  For example, to amend setback or impervious surface requirements, to negotiate incentives to build a parking garage, and/or to allow a use that is appropriate.

Section 4
To coordinate pedestrian use and transportation issues in a way which enhances this vision for downtown Freeport, the Committee recommends:

The Committee encourages that any development in the village area be pedestrian and bicycle friendly with both on-road and off-road facilities.  In planning for denser development, the Committee used the distance determined to be easily walkable, or a 1,500’ radius, to determine the future village boundaries.  With increased density comes the responsibility for any new roads built in this area to be safe for vehicles, bicyclists, and pedestrians.

To improve traffic circulation, dead-end roads are discouraged unless no other options exist, in which case right-of-way to abutting properties should be established in the planning process to encourage a system of connecting roads over time.   One connection that has been identified is extending School Street to Bow Street.  This road should be constructed in such a way to allow ample pedestrian and bicycle traffic, and should be built in a way that calms the traffic going through the area.

1.
Amend the Comprehensive Plan, the Site Plan Review standards of the Zoning Ordinance, and the Subdivision Ordinance to include requirements for sidewalks, and for off-road pedestrian and bicycle connections within developments;  and to establish future connection between adjacent projects.

2. Amend the Comprehensive Plan and Site Plan Review standards of the Zoning Ordinance to require sidewalks and bicycle facilities for new developments in the village area.

3. Develop a plan that establishes priorities for constructing sidewalks in the village area.  Include the Traffic and Parking Committee or other groups as appropriate in developing this system.

4. Encourage the town to include a segment of sidewalk construction in each capital budget.

5. Amend the Comprehensive Plan to encourage the extension of School Street to Bow Street.  The road should be built to be pedestrian and bicycle friendly and any road crossings through the gully should be constructed so that pedestrians travel under the road isn’t prohibited.

Section 5
To conserve and create public open spaces, the Committee recommends:

Open spaces come in all shapes, sizes and types.  In more rural areas, open spaces are typically measured in acres, in a village setting they tend to be measured in square feet and are landscaped with amenities such as benches and sidewalks.  Whether large or small, natural vegetation or landscaped, open spaces are a key component to making a place “liveable” and “desirable”.  They serve many purposes ranging from purely aesthetic to recreational.

Freeport Village is very fortunate to have several small pockets of a variety of open spaces.  Brick plazas such as the corner of Bow Street and Main Street provide places to gather, grassed areas such as Discovery Park can go from a quiet place to sit to an outdoor entertainment area.  Some are privately owned, some are publicly owned.  One brick plaza on Main Street also doubles as a loading dock, its dual use is only obvious when a truck happens to be using the area.  

Currently the Village Commercial I, II, and III (VC-I, VC-II, and VC-III) Districts and the Village I (V-I) District don’t have a maximum surface to lot area requirement.  The VC-IV District adopted by the Town Council in April 2003 has a requirement that no greater than 80% of a lot may be impervious surface.  The Committee recommends that a maximum surface to lot area ratio be added to the districts where it currently isn’t required; but also that the reviewing authority should have some flexibility with the requirement.  For example, it may make sense to allow the requirement to be met off-site so that larger, more usable open spaces may be amassed.  This requirement would only apply to new construction or a development that includes demolition and re-construction. 

Frost Gully and Concord Gully, along with their tributaries, and the Mast Landing School property provide natural breaks in development, yet are close enough to the core to be readily accessible to many residents and tourists.  Unlike the downtown brick plazas and small parks, these areas also provide habitat to a variety of species. The areas are prime for preservation when residential subdivisions and commercial and mixed-use developments are proposed.  In addition to the open space value, the tributaries of the gullies, (not the gullies themselves), serve the primary function of naturally managing stormwater.  As open spaces, these area may continue to provide excellent stormwater management facilities, but that it can also function as a park.

With a grant from the State Planning Office, the village area a habitat survey was done by Woodlot Alternatives of Topsham.  That report titled, Freeport Growth Areas Natural Resources Inventory, Freeport, Maine dated August 2002, delineates on maps habitats, a natural community and wetland assessment, and a wildlife matrix.  This detailed information can be very valuable to the Planning Board in reviewing development proposals,  and it should become part of the review process for village projects.  It can also become the basis for an open space vision for the future.  The Committee encourages the Conservation Commission to review the data and develop a village open space vision that identifies special areas, and prioritizes certain habitats.

Recommendations

1.
Amend the Comprehensive Plan and the Zoning Ordinance to add a maximum impervious surface to lot area ratio requirement (not to exceed 90%) in the VC-I, VC-II, and VC-III Districts.  Consider flexible requirements that allow the standard to be met off-site, provided the requirement can be provided within the district, using an appropriate mechanism.

2.
Amend the Comprehensive Plan, the Zoning Ordinance and the Subdivision Ordinance to require Open Space Subdivisions in the Village I District, the Medium Density II District, and new mixed use/high density residential district.  The open space requirement for subdivisions in this area shall be 20% of the net residential acreage plus the “unbuildable land”. 

3. Amend the Comprehensive Plan, the Zoning Ordinance and the Subdivision Ordinance to establish a lower open space requirement for the subdivision of existing buildings to allow for pedestrian and bicycle connections only.  This would apply if no new construction to a building is proposed, except when necessary to meet building codes.

4.
Amend the Open Space Plan of the Comprehensive Plan to include the areas identified by the Freeport Growth Areas Natural Resources Inventory, Freeport, Maine, prepared by Woodlot Alternatives, Inc. of  Topsham, ME, dated August 2002.  The Conservation Commission and the Freeport Conservation Trust are encouraged to use this information as a base to develop an open space vision for the village. 

Section 6 
To preserve historic elements and village character, the Committee recommends:

The retail core of downtown Freeport gets much of its character because existing buildings, residential and commercial, have maintained their historical and/or architectural significance.  In large part, this is due to Freeport’s design review standards and district.  A similar level of review is proposed for the new mixed-use/high density residential district to prevent undesirable development.

In the past a Historic Resources Committee was formed, as recommended by the 1994 Comprehensive Plan.  During its tenure, the Historic Resource Committee reviewed and updated the Freeport Historic Building Survey, and identified buildings at risk.  That Committee was disbanded; however, there is still some work to be done to protect these valuable resources.  For example: to review and update existing national register districts documentation, to update existing architectural survey data, to develop information on historic sites, to develop a historic resources data bank, to update National Register Districts and individual sites, to identify land use trends that may adversely impact historic resources, and to provide education to the public.  

Some of that work was completed; however, with the proposal to allow a new district, a similar committee that focuses solely on this area can provide the Planning Board and the project reviewing authority with the information necessary to ensure this district’s long-term success.  Re-creating a similar type committee to assist the Planning Board is recommended. 

1. Create a Historic Resources Committee, with Freeport Historical Society representation , which reports to the Planning Board and has the following responsibilities:

a. Using the Historical Society’s historic resources data bank, it would develop design guidelines for historic structures and new structures that are sympathetic and compatible with historic structures in the new mixed-use/high density residential district, and

b. Educate the Planning Board, the Design Review Board, and the project reviewing authority in protecting historic resources.

2. Propose amendments to the Comprehensive Plan and other appropriate ordinances to regulate development in the new district. 

3. Develop a process to incorporate the comments of the Historic Resources Committee into the project review and the planning process.
Section 7
To protect environmentally sensitive areas, the Committee recommends:

The recommendation to allow higher density development comes with the responsibility to ensure the protection of environmentally sensitive areas.  The previously mentioned inventory done by Woodlot Alternatives is the background information necessary for regulatory protection.  That report delineates natural communities and assess the function of wetlands.  It also provides a wildlife species matrix that suggests which species are most likely to use which areas as their habitat.  

The information does not suggest that some areas are more important than other areas.  In reviewing development applications, such a priority system is important, as many properties are a habitat of one type or another.  If certain natural areas are determined to be a very high priority, it may be considered a primary conservation area, meaning that its area is deducted when calculating the net residential density of a parcel, and that it should be avoided to the greatest extent possible when designing a project.  

It is also important to know the highest priorities area when reviewing development proposal during the site plan review process, in determining which are impervious, which should be landscaped, and which should be left in their natural state.  

Many of the wetlands in the village area serve the primary function of managing stormwater.  For these areas, it may be appropriate to continue to allow stormwater generated by nearby development to be managed in these areas rather than building stormwater facilities in other places.  If this is allowed, it should be done in such a way to be aesthetically pleasing, maintains the natural character as much as possible, and has a long-term maintenance plan.  If the facility serves multiple projects, the town should consider accepting the ownership and maintenance of these facilities, provided it is accompanied with the appropriate maintenance funding. 

1. Amend the Comprehensive Plan and the Open Space Plan with the Freeport Growth Areas, Natural Resources Inventory, Freeport, Maine, August 2002.   Prior to amending the Plans,  suggest the Conservation Commission review the report and prioritize the natural areas.

2. Amend the Comprehensive Plan and land use ordinances as necessary to ensure that these areas are protected from development to the greatest extent possible.

3. Develop a sub-watershed stormwater management plan for the village area that identifies appropriate areas for managing stormwater  in wetlands and amend the Comprehensive Plan and other land use ordinances as necessary.










Appendix I

DOWNTOWN FREEPORT TOMORROW
A public workshop for planning and designing a vibrant and prosperous downtown village

Saturday, April 12, 2003

9AM – 3PM

Freeport Middle School
Be a planner for a day.  Downtown Freeport has changed dramatically over the last twenty years, and is at another turning point.  This is your chance to share your vision as a new direction is set for the future of the Village.

The Village Planning Committee, working since October 2002, is developing a proposal to revitalize downtown Freeport and the surrounding area.  A few topics that have been discussed include, how more could housing be developed in and around the village, what locations would be suitable for local businesses and services, and could parking garages make parking lots available for a better use.   All resulting in a village that maintains and enhances the existing core of retail businesses, while making the village a great place to live and for residents to shop.

Cynthia Orcutt, Landscape Architect and Freeport resident, has volunteered to lead this planning event.  After a short introduction, we will break up into small groups where everyone will have a chance to design their village.  Each small group will have an experienced facilitator, someone who can convert ideas into pictures.  In the end, each small group will present a concept to the larger group where common themes and new ideas are likely to emerge.  A comment period for the whole group will close the day.

Why is it important to participate?  This day of planning and designing will help provide the Village Planning Committee with the basis for developing recommendations to the Freeport Planning Board and Town Council.  The more ideas the Committee has, the better the plan. Besides, it will be fun to work with your neighbors and friends to dream for a day.  
Lunch and snacks will be served.

Space is limited, so please make a reservation by calling Mary Lou Halla at 865-4743.












Appendix II

A. Density bonuses to further certain public benefits




1.  Housing type diversity – A density increase of up to 2 units per acre of net residential acreage is permitted at the discretion of the Planning Board when the proposal provides a mixture of the following three types of housing: single family detached, two-family, and multi-family.  The architecture of the proposed dwellings shall be harmonious among the various housing types, and they should be integrated physically; that is, they should not be separated into different neighborhoods but rather mixed in together on the same streets so that at least tow dwelling types are located together in the same block. 



2.
Provision of affordable housing - A density increase of up to 4 dwelling units per acre is permitted where a subdivision proposal provides on-site or off-site housing opportunities for low- or moderate income households (details to be resolved).  When off-site housing provision is proposed, the Planning Board shall require evidence that these units will in fact be constructed by a certain date.  Off-site housing must be within the village area.  For purposes of this section, affordability for rental units shall be a unit affordable for households that are between 60%-100% of the median family income, single family homes shall be affordable for households that are between 100%-125% of the median family income.  The affordable units shall be representative of the type of housing being constructed; meaning that if the project provides all rental units- the affordable units shall be rental.  If the project is all single family units, the affordable units shall all be single family.  If there is a mixture of units, the affordable units shall be representative of the mixture.

3. Fund for village open space acquisition, amenities, and maintenance - The Planning Board may allow an applicant to purchase the density to construct up to an additional 2 dwelling units per acre.  The cost of each additional lot or unit shall be established by the town of Freeport using a uniform formula.  The funds shall be used to purchase open space in, or immediately adjacent to, the village area, or to purchase and maintain amenities for open space such as landscaping, benches, pedestrian or biking trails.  Preference will be give for dispersing funds within the zone, or immediately adjacent to the zone, or within the village area if a significant project warrants funding. Decision making should be an inclusive process which would include the Conservation Commission.

B. Bonus Implementation

For each of the public purposes described above, density bonuses may be implemented by reducing the amount of required open space by up to 10%, or by reducing the minimum lot size or the minimum land area per dwelling unit by up to 20%, or a combination of these two approaches, provided the Board makes a positive finding that the public purpose objectives are being achieved.

Sample Mixed Use District






Appendix III

A. Purpose:

It is the intent of this District to transition from the tourist dominated Village Commercial Districts to goods and services that primarily serve local residents and high density residential neighborhoods.   This District allows a mixture of residential and commercial uses interspersed with pockets of open space, that is pedestrian oriented, and with buildings that maintain the design and scale of village commercial and residential districts.  Retail uses, except those listed below, are prohibited.
B. Permitted uses:

1. Single Family Dwelling

2. Two-Family Dwelling

The following uses are subject to site review regardless of size, lots with both residential and commercial uses are also subject to the standards of planned unit development Sec. Xxx:

3. Multi-family Dwelling

4. Religious Institution

5. School

6. Municipal Facility

7. Public Utilities

8. Private Assembly

9. Public Assembly – Indoor

10. Business and Professional Offices

11. Local convenience goods stores accommodating local needs such as, but not limited to: retail bakeries, delicatessens, candy, nut and fish stores, grocery stores, 5 & 10 stores, hardware stores, auto parts supply, book stores, branch banks, dry goods stores, apparel stores and florist shops.  Accessory seating is permitted. 

12. Personal service stores such as, but not limited to: beauty and barber shops, laundromats, cleaners, photography services, and alteration services.

13. Convenience Center (one building with more than one store front) up to 20,000 square feet of gross floor area, with a maximum building footprint of 10,000 square feet. (Grocery stores may be a maximum of 30,000 square feet with a maximum building footprint of 15,000 square feet)

14. Commercial Recreation – Indoor

15. Restaurants – Carry-out

16. Bed and Breakfast Inn

17. Day Care Center Facility

18. Art Gallery/Museum

19.       Train Station

C. Space Standards


1.
Minimum lot size – residential uses:
12,000 s.f. on average; up to 30% of the lots may be reduced to a minimum of 8,000 s.f.



Minimum lot size – commercial or mixed use  none


2.
Minimum road frontage


50 feet


3.
Maximum building height


35 feet


4.
Minimum land area per dwelling unit
3,630 s.f. (12 units per acre)


5.  
Maximum impervious surface to lot area
75%

D. Other standards:

1. The installation of sidewalks is mandatory for all development within this zone.  All sidewalks must be a minimum of 5 feet wide. (An incentive may be offered for creating wider sidewalks)
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