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TOWN OF WELLS, MAINE

PLANNING BOARD

Meeting Minutes
Monday, January 4, 2016, 7:00 P.M.
Littlefield Meeting Room, Town Hall

208 Sanford Road

Chairman Chuck Millian called the meeting to order at 7:00 P.M.  Members present: Rick 
Goodrich, George Raftopoulos and Charles Anderson.  There is a quorum and all members are 
voting tonight.  Staff present: Mike Livingston, Town Engineer/Planner and Meeting Recorder 
Cinndi Davidson.

MINUTES

December 21, 2015

MOTION
Motion by Mr. Goodrich, seconded by Mr. Anderson, to approve the minutes as written. 
PASSED 3-0-1 with Mr. Raftopoulos abstaining since he was not at the meeting.

PUBLIC HEARING

I. MILLBROOK FARM – Kasprzak Landholdings, Inc. owner; Kasprzak Homes/ Robert 
Georgitis, applicant; Sebago Technics, agent. Preliminary Subdivision Application 
consisting of 70 dwelling units located within 35 duplex (two-family) buildings on land 
totaling 80.82 acres of which 60.69 acres to be dedicated as open space (Multifamily 
Development). The major subdivision proposes roadways and shall be connected to 
public water and public sewer. The subdivision is located within the Rural and 75’ 
Shoreland Overlay Districts and is located off of Willow Way/ Gateway Drive and 
Midway Drive. Tax Map 72, Lots 4B, 12 and 13.

Bob Georgitis of Kasprzak Landholdings and Jason Haskell of Sebago Technics were present.  
Mr. Georgitis described the plan which is the last phase of development at Riverbend Woods. 
The previously planned 88 units have been reduced to 70 (35 duplexes). Access will be from 
Gateway Drive and Willow Way.  Sewer is in place and the stormwater management system is 
partially in place. Construction will be in 3 phases from the front of the parcel to the back, with 
an expected completion in 2020.  Open space will be increased to approximately 174 acres for 
the entire project. Public comment was solicited.
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Residents of Windward Pointe were concerned about the traffic from Heron Landing travelling 
through their neighborhood over private roads to get to the main roads. They expect that the 
future residents of Millbrooke Farm will have the same issue of through traffic from Heron 
Landing.  Heron Landing is larger than Windward Pointe and the traffic is disturbing the peace 
and quiet in their neighborhood. The residents feel that the developer should share in the road 
maintenance costs along with the Association’s contribution. The question of liability due to the 
additional traffic was another concern.

When Heron Landing was being constructed, much of the construction traffic went through 
Windward Pointe.  There was a request to divert construction traffic when Millbrooke Farm is 
being developed, and use signage, flaggers and other safety measures. 

Willow Way is only 16’ wide with a curve, and there is no guard rail at the brook crossing.  A 
large stump is in the intersection at the end of the road. Residents are recommending that it be 
kept as emergency access only.  Bypass Road is also in bad condition and needs upgrading.   The
residents asked to have the Millbrooke Farm road built as soon as possible to divert traffic away 
from Windward Pointe.  The Town and developer were requested to have the contractor provide 
a bond to cover any road damage.

Some residents heard that Windward Pointe was the secondary route to Heron Landing, and 
asked when the other entrance would be constructed. There is a sign directing traffic through 
Windward Pointe to reach Heron Landing. Will there eventually be another sign?
Mr. Georgitis said the signage was put up on Gateway Drive just before the Town was asked to 
accept the road. As additional phases were built it became confusing and he had new signs made.
The original plan provided for interconnecting roadways to provide two accesses for all the 
phases, as required by the Town. Gateway Drive has been used for 10 years during all the 
construction and is still in good condition.  The construction schedule is to build the first section 
of Millbrooke Farm in 2016 and the middle section in 2018. When plans were submitted for 
Windward Pointe, the intention was to pave the walking trail from the end of Willow Way to 
connect into Windward Pointe if there would be no further construction. If the extension of 
Willow Way was paved it would create a road behind the houses.  The developer wants to keep it
as a walking trail because it leads to the river and open space.  That portion has been abandoned 
by the Town.  Willow Way from Gateway Drive to Harrisecket Road is paved and is still a Town
road.  The condition of Bypass Road is really an issue for the Town and the Public Works 
Department.  Mr. Georgitis said he has put up signs for the construction traffic.  He was 
previously contacted about cost sharing for the road impacts, and feels that this is an issue 
between Kasprzak Landholdings and the Windward Pointe Association.  Construction vehicles 
will be using Gateway Drive and possibly Willow Way, but they will not be going through 
Windward Pointe and Heron Landing to get to Millbrooke Farm. He suggested that the 3 
associations may wish to merge, but recognized that a consolidated association would be difficult
for the residents to manage. Mr. Anderson asked if the condo documents allow the associations 
to merge.  Mr. Georgitis said nothing in the documents prohibits a merger. Mr. Raftopoulos 
asked if there are any plans to develop Willow Way. Mr. Georgitis said the developer doesn’t 
plan to. The tree at the end was cut down and the stump was left.  Mr. Livingston said the whole 
intersection will be redone this spring as part of the Preachers Aid project and the stump will be 
removed. Mr. Raftopoulos asked if that portion of the road could be developed as part of 



PB Min 01-04-2016
3 of 7

Millbrooke Farm and Heron Landing, with a gate and Knox box. Mr. Georgitis said it would 
involve connecting two public streets and would never be approved.

There was a suggestion to complete the first two sections of the Millbrooke Farm road first so 
the connecting road would provide an alternate access to Heron Landing.  Mr. Livingston said 
that part of the Heron Landing approval was to complete the connecting road five years after 
approval (April 15, 2018). Since the road can’t be paved in April, it will have to be completed in 
2017.  There was a question about Note 24 on the Heron Landing plan stating that the 
associations would pay for road maintenance.  Mr. Millian said that is from the condo documents
and doesn’t involve the Planning Board.  Mr. Livingston said that originally the private section 
of Willow Way was the emergency access for Windward Pointe.  If Heron Landing was built and
no more phases of the project were built, an access road would have to be paved and the 
associations would share the maintenance costs. Since Millbrooke Farm is being developed, the 
connecting road will create another means of access.

There was a request to pave the road from Heron Landing to Millbrooke Farm early in the 
development process.  There is extensive traffic from Heron Landing going through Windward 
Pointe: 50 units with an estimated 100 residents’ cars, visitors, delivery trucks, and realtors 
showing units. Mr. Georgitis said he will discuss scheduling with the owner. Sewer and other 
utilities need to be extended before the road is paved.

MOTION
Motion by Mr. Goodrich, seconded by Mr. Anderson, to close the public hearing. PASSED
unanimously.

DEVELOPMENT REVIEW & WORKSHOPS

I. MILLBROOK FARM – Kasprzak Landholdings, Inc. owner; Kasprzak Homes/ Robert 
Georgitis, applicant; Sebago Technics, agent. Preliminary Subdivision Application 
consisting of 70 dwelling units located within 35 duplex (two-family) buildings on land 
totaling 80.82 acres of which 60.69 acres to be dedicated as open space (Multifamily 
Development). The major subdivision proposes roadways and shall be connected to 
public water and public sewer. The subdivision is located within the Rural and 75’ 
Shoreland Overlay Districts and is located off of Willow Way/ Gateway Drive and 
Midway Drive. Tax Map 72, Lots 4B, 12 and 13. Workshop Preliminary Completeness
and draft Preliminary Findings of Fact & Decisions 

The major concern raised at the public hearing is traffic.   Bypass Road and Willow Way are 
existing town roads and their condition is not a Planning Board issue.  Mr. Georgitis said that 
based on the demographics most of the owners are retired, and a DOT Traffic Movement Permit 
may not be required.   Gateway Drive was accepted as a town road because it connects 2 town 
roads (Willow Way and Bypass Road) and was built to town standards.

The recommendations in Mr. Livingston’s memo were reviewed. Stones in the cemetery date 
back to the 1700’s and 1800’s. The applicant will provide a walking path from the road up to and
around the cemetery.  There will be no disturbance within 25’. 

The forest management plan is in place.
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The Code requires a 25’ vegetated buffer along the lot boundaries.  The applicant proposes to 
leave the existing tree line and additional trees will be planted. Pathways will lead through the 
trees to the river. 

MOTION
Motion by Mr. Raftopoulos, seconded by Mr. Goodrich, to find that the proposed landscape 
buffer shown on Sheet 15 is adequate.  PASSED unanimously.

The initial review of drainage indicates that some of the catch basins are deep and may require 
larger diameter manholes.

The Planning Board sets road standards for condominium projects. For the other phases of the 
project, 22’ wide roadways with concrete curbing has been accepted as the standard.

MOTION
Motion by Mr. Raftopoulos, seconded by Mr. Anderson, to find that this is an acceptable road 
standard.  PASSED unanimously.

The open space isn’t posted and there is no requirement to give a public easement.  The policy 
has been to allow public access as long as it isn’t abused, and Mr. Georgitis expects this to 
continue. The association pays for a liability insurance policy. The developer would like to 
discuss a river crossing with the town.

The soil survey has been provided. The IF&W letter is included in the MDEP Site Location 
application.

MOTION
Motion by Mr. Raftopoulos, seconded by Mr. Anderson, to waive the requirement for a new 
IF&W letter.  PASSED unanimously.

The Preliminary Findings of Fact & Decisions were reviewed. The Riverbend Woods 
Association is to be made up of all the condo owners and Kasprzak has retained control of the 
Association. The open space has been deeded to the Association.  Mr. Livingston said that any 
restrictions or covenants about the open space need to be included in the Association documents. 
The Kasprzak attorney and Town Attorney will review the documents. 

MOTION
Motion by Mr. Raftopoulos, seconded by Mr. Anderson, to approve the Preliminary Findings of 
Fact & Decisions with 3 standard conditions of approval and 8 special conditions of approval, 
and grant preliminary approval. PASSED unanimously.

II. QUAIL RUN SUBDIVISION – Roger Berube Builders, Inc. owner. Post Road 
Surveying, Inc. Agent. Final Subdivision Amendment Application to revised well 
exclusion areas on Lots 2, 3, and 4. No new lots or dwellings are proposed for the 
existing 5 lot major subdivision or the Quail Run Lane right of way. The subdivision is 
located off of Sanford Road and is located within the Residential A district. Tax Map 66, 
Lots 30.2, 30.3, and 30.4. Receive Final Subdivision Amendment Application, if 
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appropriate determine a site walk, completeness, public hearing, compliance and 
Final Findings of Fact & Decisions. 

The applicant has withdrawn the amendment application.

III. YORK COUNTY COMMUNITY COLLEGE – Maine Community College System, 
owner; Nancy Drouin, YCCS, applicant; Kerry Green, Oak Point Associates, agent. Site 
Plan Amendment Application to construct an 18,300 SF academic building for 
classrooms, auditorium and study spaces and to expand parking. The property is located 
off of 112 College Drive and is within the Rural, Residential A and 75’ Shoreland 
Overlay Districts. Tax Map 43, Lot 3A.EXE. Workshop compliance , permitting 
updates, performance guarantees and inspections

Scott Anderson of Verrill Dana and Jonah DeWaters of Oak Point Associates represented the 
applicant.  The recommendations in Mr. Livingston’s memo were reviewed. The Town Attorney 
concluded that the applicant has the right to improve the emergency access road across the 
Barefoot Cottage property. The College Attorney submitted an opinion about the recorded 
easements and the agreement between Barefoot and the College, and the Town Attorney 
concurred.  The applicant has made the recommended changes on the plans for fire lane striping 
and signage. A gate is proposed between Rite-Aid and Barefoot with other gates on the College 
property line and at the proposed parking lot. The plans for the emergency access easement were 
prepared by an engineer, not a surveyor, and the Board needs to consider if this is acceptable.

MOTION
Motion by Mr. Anderson, seconded by Mr. Raftopoulos, to find that the plans prepared by the 
engineer are acceptable.  PASSED unanimously.

MOTION
Motion by Mr. Anderson, seconded by Mr. Raftopoulos, to find that the location of the 
emergency access road meets the criteria of §145-75 A Traffic & N Fire Safety.  PASSED 
unanimously.

The improvements at the Chapel Road/College drive intersection were discussed. The wetland 
there is considered a vernal pool of special significance.  An e-mail from DOT indicates that the 
Traffic Movement Permit will be modified.  Mr. Livingston has asked the peer reviewer Randy 
Dunton to comment.  Such improvements are usually tied to the occupancy of the new building 
and a performance guaranty would be required because of the Town roads involved.  Mr. Millian
said that the Town Manager has to approve the performance guaranty or bond.  Mr. DeWaters 
said the entire project is state-funded so the contractor is required to post bonds.

MOTION
Motion by Mr. Raftopoulos, seconded by Mr. Goodrich, to require approval of the performance 
guaranty documentation by Mr. Livingston and the Town Manager at the pre-construction 
meeting.  PASSED unanimously.

The DOT Traffic Movement Permit is being amended for the right shoulder work on Chapel 
Road.   The official approval is needed for final approval.
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MOTION
Motion by Mr. Goodrich, seconded by Mr. Raftopoulos, to require a signed DOT letter for the 
preliminary review and approval of the amendment, with the final DOT approval due by the pre-
construction meeting.  PASSED unanimously.

Landscaping and screening were discussed.

MOTION
Motion by Mr. Anderson, seconded by Mr. Raftopoulos, to find that the proposed landscaping 
satisfies the buffering requirement for the residential abutter. PASSED unanimously.

MOTION
Motion by Mr. Raftopoulos, seconded by Mr. Goodrich, to find that the landscape buffer along 
College Drive is adequate.  PASSED unanimously.

The parking calculations were discussed. Mr. DeWaters said that 132 spaces were removed 
including 4 handicap spaces, while 214 spaces were added in another area.  Removal of the 
smoking shelter added 2 spaces. One space was lost by adding an access aisle for the handicap 
spaces. The revised total is 562 spaces including 23 handicap spaces.  Mr. Livingston 
recommended adding a purpose of plan note, and the partial boundary surveys should be 
included in the full plan set.

MOTION
Motion by Mr. Anderson, seconded by Mr. Raftopoulos, to continue the application for 60 days. 
PASSED unanimously.

OTHER BUSINESS

~There is a memo in tonight’s packets about the proposed zoning changes.  The possibility of a 
building height exemption was raised because of the high school renovation. Much of the roof 
has to be flat because of height limitations.  It will also be an issue with the new fire/police 
building at the corner of Route One and Harbor Road. A special provision is proposed for 
municipal buildings including the library in a portion of the GB Zone. Public schools can be 
another exempt use. The consensus was to send this forward to the Selectmen as amended. 
Another proposed zoning change for June 2016 is some “housekeeping” to correct and update 
old references to subdivisions where the chapter numbers have changed.

Lot coverage in residential cluster subdivisions in the Rural Zone is limited to 20% based on the 
language in the Code. It can be difficult to meet this standard with 20,000 sq.ft. lots. The Board 
can reduce street frontage and setbacks, and for consistency the Board should be able to reduce 
lot coverage.  There is a conflict in the Code about residential clusters in the Aquifer Protection 
Zone, which needs to be resolved.

Changes to the Reviewing Authority Chart would allow minor amendments to be approved by 
the Code Enforcement Office. Approvals of minor site plan amendments would be expedited if 
they did not have to be reviewed by the Planning Board or Staff Review Committee.  
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There should be a review process for private streets that are not part of a subdivision. There is no
review and approval process now.

~The Board needs to elect officers for 2016. The consensus was to postpone voting until more 
members are present.

ADJOURN

MOTION
Motion by Mr. Anderson, seconded by Mr. Goodrich, to adjourn.  PASSED unanimously.

MINUTES APPROVED _____________________________________________, 2016

ACCEPTED BY:

_____________________________ ______________________________________
Robert Sullivan, Secretary Cinndi Davidson, Recorder



Planning & Development
208 Sanford Road, Wells, Maine   04090

Phone:  (207) 646-5187, Fax:  (207) 646-2935
Website:  www.wellstown.org

Michael  G. Livingston, Town Engineer/Planner mlivingston@wellstown.org

Shannon  M. L. Belanger,  Planning  Assistant sbelanger@wellstown.org

Site Plan Amendment Application Memo
Date: January 21, 2016

To: Planning Board

From: Planning Office

Re: York County Community College Academic Building – Site Plan Amendment 
Application   - Map 43, Lot 3A.exe

Project Description:

Oak Point Associates has submitted a site plan amendment application on behalf of the York 
County Community College which is seeking approval for an 19,565 SF Academic Building 
(School use), which shall consist of classrooms, an auditorium, and study areas; update the 
gross square footage of the existing School building from 77,000 SF to 78,600 SF based on 
as-built conditions; improvements to the existing emergency access drive including a 
connection to the proposed parking lot; widening the paved shoulder on Chapel Road at the 
College Drive intersection; and for the parcel to provide a total of 562 parking spaces (a new 
parking lot with 180 new parking spaces, modifications to existing parking areas to create 34 
new parking spaces, and a future parking lot with 38 new parking spaces to be constructed 
within 5 years of the issuance of the new 19,565 SF building certificate or occupancy or when 
the Town agrees that additional parking is necessary (see site plan sheet 5 for details); 
whichever occurs first. The parcel is 83.1 acres in size and is located within the Rural District, 
Residential A District and 75’ Shoreland Overlay District.  The property is located off of 112 
College Drive and is identified as Tax Map 43, Lot 3A.exe. The parcel is served by public 
water and public sewer. 

 § 145-70. Applicability.

All uses identified as permitted with site plan approval in Article V shall be subject to the requirements of 
this article in the following situations: 

A. A new use is proposed on a lot;

B. Resumption of a use which has been discontinued for at least two years is proposed; or

C. An existing use proposes to expand its gross floor area and/or land area. YES – 19,565 SF new school 

use is proposed and expanded parking area

§ 145-71. Reviewing authority. [Amended 4-19-1997]

A. The reviewing authority for uses or structures requiring site plan review under Article V shall be 
determined by the Reviewing Authority Chart. Editor's Note: The Reviewing Authority Chart is included at the end of

this chapter. [Amended 4-18-1998] The amendments sought requires Planning Board approval. 

B. If a particular reviewing authority is set forth in sections of the Wells Municipal Code other than 
Subsection A of this section for a particular use, structure or procedure that conflicts with the above 
chart, such other sections of the Code will control with respect to the proper review authority. 

http://www.wellstown.org
mailto:mlivingston@wellstown.org
mailto:sbelanger@wellstown.org


§ 145-72. Applications. [Amended 4-26-1996]

Appropriate application forms shall be available from the Office of Planning and Development. All 
applications shall be filed with the Office of Planning and Development, and the application fee shall be 
paid to the Town of Wells.

§ 145-73. Fees.

A. An application fee as established by the Board of Selectmen, following notice and a public hearing, 
shall be paid at the time an application is filed. Applicant submitted an application fee and escrow.

B. The applicant shall reimburse the Town for all expenses incurred for notifying abutters of the proposed 
site plan and advertising of any public hearing regarding the site plan. 

C. The Town staff or Planning Board may employ the services of technical experts to assist it in reviewing
applications and in determining appropriate conditions of approval. The applicant shall be informed of 
the intended use of such services and their approximate cost. A deposit equal to the estimated cost shall 
be paid to the Town prior to the employment of any such technical experts. The total cost of any such 
review shall be paid by the applicant prior to the signing of any approved plans. If the entire deposit is 
not expended, the remaining balance shall be returned to the applicant. [Amended 4-26-1996; 11-7-
2000]

§ 145-74. Review and approval process.

G. Amendment to approved site plans.

(2) Upon receipt of an application to amend a previously approved site plan, the Code Enforcement 
Officer shall follow the procedure for reviewing a site plan review preapplication as set forth in 
Subsection A. Notice of the filing of an application to amend an approved site plan shall follow 
the notice procedure for the filing of a preapplication for site plan review as set forth in 

Subsection A. Procedure for site plan pre-application and application shall be 

followed. *

(3) The procedure for reviewing applications to amend a previously approved site plan shall follow 
the procedure for reviewing a site plan review application as set forth in this section unless the 
reviewing authority determines that the amendment is of such an inconsequential nature that the 
full site plan review procedure is not necessary. For applications to amend a previously approved 
site plan, the reviewing authority may combine the preapplication and application steps and may 
waive the requirement for a public hearing. 

(4) Field changes to approved site plans. [Added 4-18-1998] Not applicable at this time

H. The Planning Board may require that a performance bond or other suitable financial guaranties be 
posted by the applicant. The form and amount of this bond of financial guaranty must be acceptable to 
the Town Manager. To be determined

I. Technical assistance. The Code Enforcement Officer, the Staff Review Committee or the Planning 
Board may, at its discretion, forward a copy of the application, the plans and all supporting 
documentation to any appropriate technical expert for review. The review may include traffic impact, 
roadway and parking area design and construction, stormwater management and erosion and 
sedimentation control, as well as any other concerns of the reviewing authority. The applicant shall pay 
for the employment of any such experts. (See § 175-73C.) Traffic Review Determined on 5/18/15 and 

6/1/15, Legal Opinion rendered.

A. Preapplication. [Amended 4-14-2000] *

(1) Prior to submitting an application, the applicant shall submit to the Office of Planning and 
Development a preapplication form, sketch plan of the subject property showing existing and 
proposed buildings, parking areas, lot boundaries, adjacent streets, entrances to the property, 
water bodies, any other significant features Plan provided, a list of names and addresses of abutters
to the proposed project Provided, and a set of Size 10 envelopes addressed to the abutters Provided,
affixed with first class postage. The addresses of these abutters shall be obtained from the Town 
of Wells Tax Assessor's records. Within seven days of receipt of a preapplication by the Office of



Planning and Development, the Code Enforcement Officer shall: 

(a) Determine the level of review to be required under § 14-71 and whether or not the proposed

use is a permitted use on the subject lot. An Article V use determination was prepared 

by the CEO on 10/9/14 finding the use proposed is permitted. Article V use 

determination done again on 5/8/15 finding the use proposed is permitted. 

(b) If the proposed use is a permitted use on the subject lot:  Abutter notification mailed 

9/19/14 and on 5/8/15.

[1] Send or deliver a notice to the applicant and the abutters of such determinations by 
first class mail.  YES

[2] Certify that said notices have been sent or delivered.

[3] If the reviewing authority pursuant to § 145-71 is the Code Enforcement Officer, 

indicate to the applicant the information the applicant needs to submit as part of the 
application.  Not applicable

[4] If the reviewing authority pursuant to § 145-71 is the Staff Review Committee or the 

Planning Board, place the applicant on the next available agenda for a preapplication 
meeting, if a preapplication meeting is requested by the applicant. Planning Board 
received site plan amendment application on 5/18/15

(c) If the proposed use is not a permitted use on the subject lot, send a notice to the applicant of
such determination by first class mail and certify that said notice has been sent. 

(2) The abutters' notification sent pursuant to Subsection A(1)(b)[1] above shall include a copy of the
preapplication form and an explanation of the purpose of the notification. YES If the reviewing 
authority is the Staff Review Committee or the Planning Board and a preapplication meeting with
the Committee or Board is requested by the applicant, the preapplication meeting date shall also 
be included in the notification YES, and said notification shall be sent or delivered by first class 
mail at least 10 days before the meeting. Abutter notification mailed on 5/8/15; meeting was on 

5/18/15

(3) The Staff Review Committee or the Planning Board at its preapplication meeting with the 
applicant shall indicate the information which the applicant will be required to submit as part of 
the application and may schedule an on-site inspection of the property. The Committee or Board 
may waive any of the submission requirements listed in § 145-77 if it determines that they would 

not be applicable or are not necessary to determine that the standards of § 145-75 have been or 

will be met. Staff Review Committee reviewed on 7/28/15

(4) If the applicant does not request a preapplication meeting with the Staff Review Committee or 
the Planning Board the applicant is encouraged to meet with the Director of Planning and 
Development to discuss the project and the information the applicant will be expected to submit 
as part of the application. 

Comments/ Recommendations:

1.  Updates:
a. Performance Guarantee information provided 1-6-16
b. Letter received 1-6-16 from MDOT stating MDOT is willing to modify the 

Traffic Movement Permit
c. Gorrill Palmer peer review letter received 1-7-16
d. NRPA PBR received for Chapel Road/ College Drive improvements
e. WSD service availability letter received dated 1-18-16
f. Fire Chief letter dated 1-20-16 received
g. Revised site plan sheets received 1-21-16
h. Statement from Jonah Dewaters regarding off-site stormwater provided 1-21-

16
2.  The Planning Board should consider the following if the above items are found to be 

addressed:
a. Vote to find the application compliant (145-75)
b. Vote to approve and sign the Findings of Fact & Decisions, items A through 

N and the standard and special conditions of approval
c. Vote to approve and sign the site plan.
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Town of Wells , Maine
Article X , 145-77 Data Requirements (Completeness Review)

Page 1 of 6

Project Name/District:
YCCC Academic Building Amendment- Rural, Residential 
A and 75’ Shoreland Overlay Districts – Tax Map 43, Lot 
3A.exe

Date of Review:
05-15-15; 07/16/15; 
12/31/15; 1/21/16

Prepared By: Office of Planning & Development Company Name: Town of Wells

Article X
Site Plan Approval

               

§ 145-77. Data Requirements [Amended 4-
26-1996]

Application Meet Requirements

Yes No NA  Waiver Comments

Any application presented for approval shall include the following 
information if applicable:
A. A site plan drawn at a scale not smaller than one inch equals 40 

feet which shall contain the following information:  Y
Scale is 1” = 50 feet for the overall plan but a scale of 1” 
= 20 feet has been provided for site changes. 

(1) The name and address of the applicant plus the name of 
the proposed development.

Y Provided on each sheet.

(2) Total floor area, ground coverage and location of each 
proposed building, structure or addition.

Y

Sheet 5: Floor areas provided.

R District lot coverage is noted to currently be 3.9 acres 
or 6.3%. Proposed coverage to be 3.7 acres or 6.0%.  
Rural zone area is 2,696,350 SF. Maximum allowed lot 
coverage of the Rural zone is noted correctly to be 20%.

RA District lot coverage is noted to currently be 2.4 
acres or 11.3%. Proposed lot coverage is noted to be 
3.8 acres or 17.0% (18.9% after future parking lot 
expansion).  RA zone area is 923,475 SF. Maximum 
allowed lot coverage of the RA zone is noted correctly to
be 40%.



Town of Wells , Maine
Article X , 145-77 Data Requirements (Completeness Review)

Page 2 of 6

Project Name/District:
YCCC Academic Building Amendment- Rural, Residential 
A and 75’ Shoreland Overlay Districts – Tax Map 43, Lot 
3A.exe

Date of Review:
05-15-15; 07/16/15; 
12/31/15; 1/21/16

Prepared By: Office of Planning & Development Company Name: Town of Wells

§ 145-77. Data Requirements [Amended 4-
26-1996]

Application Meet Requirements

Yes No NA  Waiver Comments

(3) Perimeter survey of the parcel, made and certified by a 
registered land surveyor licensed in Maine, relating to 
reference points, showing true or magnetic North, graphic 
scale, corners of parcel, date of survey and total acreage. 
The requirement for a certified boundary survey may be 
waived by the reviewing authority if the proposed 
construction is located a distance equal to the required 
setback plus 10 feet from any lot line.

Y

The area computation letter from Wayne Desper dated 
6-24-2015 states the parcel is 83.1035  acres (excluding
50’ wide road and cul-de-sac and portion of original 66’ 
wide road).  Sheet 5 states the total lot size of 83.1035 
acres. Sheet 5 states 61.9 acres is in the Rural District 
and 21.2 acres is in the Residential A District. Sheet 5 
notes that the property is served by public sewer.

The applicant requested a waiver of the boundary 
survey. See Oak Point letter dated 7-6-2015. A line 
retracement survey was performed by Wayne Desper 
(plan attached). On 7/20/15 the Planning Board granted 
a waiver and did not require a full boundary survey with 
the condition that the boundary and existing condition 
survey be provided for the emergency access easement.
The emergency access plan provided is not stamped by 
a licensed surveyor. On 1/4/16 the Planning Board 
found that it was acceptable that the existing conditions 
plan for the emergency access was prepared by a 
professional engineer.

The partial boundary surveys must be included in the 
final plan set; see sheets 6a and 15a.

(4) All existing and proposed setback dimensions. Y See sheet 5. 
(5) The size, location, direction and intensity of illumination of 

all major outdoor lighting apparatus and signs.
Y

See sheet 3 for standard sign and lighting note.  See 
sheets 10 and 18. Photometric plan not required by the 
Planning Board on 6-1-2015. Lights 60’ from southerly 
abutting lot line. 

(6) The type, size and location of all incineration devices. NA No such devices proposed.
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Project Name/District:
YCCC Academic Building Amendment- Rural, Residential 
A and 75’ Shoreland Overlay Districts – Tax Map 43, Lot 
3A.exe

Date of Review:
05-15-15; 07/16/15; 
12/31/15; 1/21/16

Prepared By: Office of Planning & Development Company Name: Town of Wells

§ 145-77. Data Requirements [Amended 4-
26-1996]

Application Meet Requirements

Yes No NA  Waiver Comments

(7) The type, size and location of all machinery likely to 
generate appreciable noise at the lot lines.

Y

Applicant has stated devices such as chiller, condensing
units and transformers are exempt from noise per 145-
45. These items are exempt from noise level limits but 
not from being noted on the site plan.   Planning Board 
discussed noise and no concerns were identified. 

(8) The location, type and size of all existing and proposed 
catch basins, storm drainage facilities, wetlands, streams 
and watercourses and all utilities, both above and below 
ground.

Y

See sheets 11, 12, 19 and 20 for proposed stormwater. 
See sheets 6 and 7 for existing utilities and sheet 10 for 
proposed utilities. Wetlands in vicinity of project are 
depicted on sheet 5. Brook is depicted on the 1997 
boundary plan. 

(9) All existing contours and proposed finished grade 
elevations of the portions of the site which will be altered 
and the system of drainage proposed to be constructed. 
Contour intervals shall be specified by the reviewing 
authority. This requirement may be waived by the 
reviewing authority if no additional lot coverage is 
proposed or the proposed lot coverage is less than 30% 
and has an area of less than 15,000 square feet.

Y

Sheets 11 and 12 in the vicinity of the project depict 
contours. 

Basis of contours – Applicant states that the source and 
datum noted are based on benchmarks from original 
school construction project. The datum is unknown and 
is believed to be an assumed datum. Area benchmarks 
are shown on the plan. 

(10) The location, type and size of all curbs, sidewalks, 
driveways, fences, retaining walls and parking space 
areas and the layouts thereof, together with the 
dimensions.

Y
Sheets 8 and 9 for location, sheets 15, 16, and 20 for 
details. 

(11) All landscaped areas, fencing and size and type of plant 
material upon the premises. Y

See sheet 7, 9, and 10 for limits of landscape 
disturbance.  See sheets L-101 and L-501 for 
landscaping information. 

(12) All existing or proposed rights-of-way, easements and 
other legal restrictions which may affect the premises in 
question.

Y

1997 survey and deeds and sketches provided.

The emergency access plan provided is not stamped by 
a licensed surveyor. On 1/4/16 the Planning Board 
found that it was acceptable that the existing conditions 
plan for the emergency access was prepared by a 
professional engineer.
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Project Name/District:
YCCC Academic Building Amendment- Rural, Residential 
A and 75’ Shoreland Overlay Districts – Tax Map 43, Lot 
3A.exe

Date of Review:
05-15-15; 07/16/15; 
12/31/15; 1/21/16

Prepared By: Office of Planning & Development Company Name: Town of Wells

§ 145-77. Data Requirements [Amended 4-
26-1996]

Application Meet Requirements

Yes No NA  Waiver Comments

(13) The locations, names and widths of all existing and 
proposed streets abutting the premises.

Y

The applicant requested a waiver of the boundary 
survey. See Oak Point letter dated 7-6-2015. A line 
retracement survey was performed by Wayne Desper 
(plan attached). On 7/20/15 the Planning Board granted 
a waiver and did not require a full boundary survey with 
the condition that the boundary and existing condition 
survey be provided for the emergency access easement.

(14) The lot lines of all lots abutting the proposed development,
including those lots across the street, together with the 
names on file in the Town offices as of the date of the 
application.

Y Sheet 4.

(15) An appropriate place for the signature(s) of the reviewing 
authority.

Y Sheet 3 and 5 provide signature block.

B. Documentation of right, title or interest in the proposed site.

Y

Improvements at Chapel Road and College Drive 
intersection affect abutting property owners. Coggeshall 
acknowledgement/agreement of intersection 
improvements provided. MDOT approval of intersection 
improvements pending. Final approval letter from MDOT
shall be provided to the Town prior to the pre-
construction meeting. Applicant provided ROW plan see 
sheet 15 and 17. 

C. An on-site soils investigation report by a Maine Department of 
Human Services licensed site evaluator (unless the site is to be 
served by public sewer). The report shall identify the types of 
soil, location of test pits and proposed location and design for the
subsurface disposal system.

NA
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Project Name/District:
YCCC Academic Building Amendment- Rural, Residential 
A and 75’ Shoreland Overlay Districts – Tax Map 43, Lot 
3A.exe

Date of Review:
05-15-15; 07/16/15; 
12/31/15; 1/21/16

Prepared By: Office of Planning & Development Company Name: Town of Wells

§ 145-77. Data Requirements [Amended 4-
26-1996]

Application Meet Requirements

Yes No NA  Waiver Comments

D. The amount and type of any raw, finished or waste materials to 
be stored outside of roofed buildings, including their physical and
chemical properties, if appropriate.

Y

Existing LP tanks shown on sheet 5 and 12. Identified 
as (4) 1,000 gallon tanks aboveground. Proposed tanks 
shown on sheet 8 as two 1,000 gallon underground 
tanks. Proposed tanks shall be a minimum of 10’ from 
the proposed building. Tanks meet setback 
requirements for abutting lot lines. 

Existing dumpster area identified on sheet 5. Dumpster 
fencing height is 8’ and type is chain-link with privacy 
slates.  Dumpsters shall meet setbacks and be 
screened from the view of abutters. No generators are 
proposed. An existing generator is identified.

E. If the proposed use will be connected to the Wells Sanitary 
District's sewer system, a letter from the Sanitary District stating 
that adequate line and plant capacity to dispose of the generated
sewage will be available.

Y
The parcel is served by the Wells Sanitary District. See 
the capacity letter from the WSD dated 12/12/14 stating 
sufficient capacity exists for this project. 

F. If the proposed use will be connected to the Kennebunk, 
Kennebunkport and Wells Water District water system, a letter 
from the Water District stating that adequate line and supply 
capacity to serve the proposed use will be available. Y

The parcel is served by the KKW Water District. See the 
capacity letter from the KKW Water District dated 
12/17/14 stating sufficient capacity exists for this project.

Existing hydrant identified.  Proposed hydrant identified.
G. Traffic data. Only the Planning Board may require that a site plan

application include a traffic engineering study should the project 
be considered one of substantial magnitude along any of the 
Town's state highways where fast-moving traffic occurs (i.e., 
Route Nos. 1, 109, 9, 9-A and 9-B). Should a traffic study be 
requested by the Planning Board, the following data shall be 
included:

Y

A MDOT Traffic Movement Permit is required. The 
analysis has been included in the application. Final 
approval letter has been provided dated 5-4-2015. 
MDOT final approval letter is pending and required prior 
to pre-construction meeting. Updated Gorrill Palmer 
peer review memo dated 1/7/2016 provided.

(1) The estimated peak-hour traffic to be generated by the 
proposal. Y

Permitted peak is 120 trips. Proposed peak is at 222 
trips.

(2) Existing traffic counts and volumes on surrounding roads. Y
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Project Name/District:
YCCC Academic Building Amendment- Rural, Residential 
A and 75’ Shoreland Overlay Districts – Tax Map 43, Lot 
3A.exe

Date of Review:
05-15-15; 07/16/15; 
12/31/15; 1/21/16

Prepared By: Office of Planning & Development Company Name: Town of Wells

§ 145-77. Data Requirements [Amended 4-
26-1996]

Application Meet Requirements

Yes No NA  Waiver Comments

(3) Traffic accident data covering a recent three-year period. Y
(4) The capacity of surrounding roads, municipal facilities, 

parking and any improvements which may be necessary 
on such roads and facilities to accommodate anticipated 
traffic generation.

Y

(5) The need for traffic signals and signs or other directional 
markers to regulate anticipated traffic. Y

Improvements to Chapel Road intersection proposed, 
sheet 15.

H. A soil erosion and sedimentation control plan, prepared in 
accordance with the Maine Erosion and Sedimentation Control 
Handbook for Construction: Best Management Practices, 
published by the Maine Department of Environmental Protection 
and the Cumberland County Soil and Water Conservation 
District, 1991. [Amended 4-27-2007]

Y*

Standard terms and conditions shown; on sheets 11,12, 
14, and 19 and details depict how Best Management 
Practices shall be followed. The Town Engineer must 
review the updated plans and analysis provided by 
Jonah Dewaters of Oak Point Associates received 
12-22-15.

I. A stormwater management plan, prepared by a registered 
professional engineer in accordance with the most recent edition 
of Stormwater Management For Maine: BMPS Technical Design 
Manual, published by the Maine Department of Environmental 
Protection, 2006. Another methodology may be used if the 
applicant can demonstrate it is equally or more applicable to the 
site. A drainage analysis may be waived by the Planning Board 
upon request of the applicant and submittal of a letter from a 
registered professional engineer stating that there will be no 
adverse impacts to adjacent or downstream properties. [Added 
4-27-2007]

Y*

Town Engineer to review the revised Stormwater 
Management Plan prepared by Jonah Dewaters of 
Oak Point Associates received on 12-22-15.

MDEP Site Location Permit approval has been granted 
L-19168-22-E-M

J. Any other information or data the reviewing authority 
determines is necessary to demonstrate compliance with 
the standards of § 145-75. [Added 4-27-2007]
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Chapter 145, Article X
Site Plan Approval

PROJECT INFORMATION

General: Project Name:
Applicant:

Landowner:
Location:
Existing Use:
Proposed Land Use:
Tax Parcel ID:
Zoning District:
Art VII Performance Standards:
Design Engineer:
Plan Submission Date:

York County Community College
Nancy Drouin, Dean of Finance & Administration, YCCC, 112 College Dr, Wells, ME 04090
Maine Community College System, 323 State St, Augusta, ME 04330
112 College Drive, Wells, Maine
School, Vocational Technical
School, Vocational Technical
Tax Map 43, Lot 3A.EXE
Rural, Residential A, and 75’ Shoreland Overlay Districts

None
Jonah DeWaters, PE Oak Point Associates, 231 Main St, Biddeford, ME 04005
5/1/2015

Project Description: Oak Point Associates has submitted a site plan amendment application on behalf of the York County Community College which is 
seeking approval for an 19,565 SF Academic Building (School use), which shall consist of classrooms, an auditorium, and study areas;
update the gross square footage of the existing School building from 77,000 SF to 78,600 SF based on as-built conditions; 
improvements to the existing emergency access drive including a connection to the proposed parking lot; widening the paved shoulder
on Chapel Road at the College Drive intersection; and for the parcel to provide a total of 562 parking spaces (a new parking lot with 
180 new parking spaces, modifications to existing parking areas to create 34 new parking spaces, and a future parking lot with 38 new
parking spaces to be constructed within 5 years of the issuance of the new 19,565 SF building certificate or occupancy or when the 
Town agrees that additional parking is necessary (see site plan sheet 5 for details); whichever occurs first. The parcel is 83.1 acres in 
size and is located within the Rural District, Residential A District and 75’ Shoreland Overlay District.  The property is located off of 
112 College Drive and is identified as Tax Map 43, Lot 3A.exe. The parcel is served by public water and public sewer.  

Completeness 
Determination:

Public Hearing:

8/4/2015

8/17/2015

Town Planner appointed completeness agent 7/20/2015

Staff Review Mtg: 7/28/2015
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 PROJECT HISTORY

1.  On 9/8/14 the applicant and agent for this project met with the Town Planner regarding the review process and fees associated with an upcoming site plan 
amendment application submission for York County Community College (YCCC). 

2. On 10/7/14 a site plan pre-application was submitted to the Planning Office for the above described project.
3. On 10/9/14 the Code Enforcement Officer prepared an Article V use determination, finding the use proposed to be permitted within the applicable zoning 

districts. 
4. On 10/10/14 the Planning Office mailed abutters notice of the CEO use determination and of the 10/20/14 Planning Board meeting.
5. On 10/16/14 the Planning Office prepared a review memo for the Planning Board.
6. On 10/20/14 the Planning Board  received the site plan pre-application and scheduled a site walk of the property once a concept for the emergency access 

road is determined by the applicant. 
7. On 10/24/14 the Planning Office provided the applicant’s attorney and agent with various documents regarding the emergency access issue and its history.
8. On 11/4/14 the applicants attorney provided a letter regarding YCCC secondary access.
9. On 11/12/14 the applicant submitted a revised sketch depicting a new proposed parking lot.
10. On 11/12/14 the Planning Office prepared a memo for the Planning Board.
11. On 11/17/14 the Planning Board voted to schedule a site walk of the property for 11/22/14 at 9:30AM.
12. On 11/22/14 the Planning Board, YCCC agents and Town Planner conducted a site walk of the property.
13. On 11/24/14 the Planning Office prepared a site walk results memo.
14. On 12/1/14 the Planning Board reported the results of the site walk.
15. On 12/12/14 the Planning Office received a WSD sewer availability letter for the proposed building.
16. On 12/17/14 the Planning Office received a KKWWD water availability letter for the proposed building.
17. On 2/11/15 the Town Planner mailed MDOT with various comments regarding the January 2015 Maine Traffic Resources submission for YCCC.
18. On 2/13/15 the Town Planner and applicant’s agent corresponded regarding off-site improvements required by MDOT or MDEP.
19. On 5/1/15 the applicant submitted a Site Plan Amendment Application to the Planning Office.
20. On 5/8/15 the Code Enforcement Officer prepared an Article V use determination, finding the use proposed to be permitted within the applicable zoning 

districts.
21. On 5/8/15 the Planning Office mailed abutters notice of the CEO use determination and of the 5/18/15 Planning Board meeting.
22. On 5/11/15 the Planning Office received written abutter comments regarding the access road proposal for YCCC.
23. On 5/15/15 the Planning Office prepared the following review checklists for review by the applicant and Planning Board: Article V, VI, and completeness (145-

77) checklists. A memo regarding boundary survey issues and a memo for the Planning Board were also prepared. 
24. On 5/18/15 the Planning Board received the site plan amendment application. The Planning Board conducted a workshop and determined another site walk 

was necessary. The Planning Board scheduled a site walk for 5/26/15 at 5:30PM. 
25. On 5/26/15 the Planning Board, applicant, and applicant’s agents conducted a site walk of the property.
26. On 5/27/15 Planning Board member, Bob Sullivan, reported the results of the site walk to the Planning Office.
27. On 5/29/15 the Planning Office prepared a review memo for the Planning Board.
28. On 6/1/15 the Planning Board reported the results of the site walk, conducted a workshop, and voted to grant the application a 60 day extension.
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29. On 6/8/15 the Planning Office provided the traffic peer reviewer, Gorrill Palmer, with the YCCC traffic documents necessary.
30. On 7/6/15 the applicant’s agent submitted revised plans and information for the YCCC amendment application to the Planning Office for review.
31. On 7/9/15 the Fire Chief provided the applicant with an opinion letter regarding the emergency access road.
32. On 7/15/15 the Planning Office received a peer review memo from Gorrill Palmer regarding YCCC.
33. On 7/16/15 the Planning Office prepared updated review checklists for Articles V, VI and completeness. A review memo was also prepared for the Planning 

Board. 
34. On 7/20/15 the Planning Board conducted a workshop of the YCCC application. The Planning Board voted to grant a waiver of requiring a full boundary 

survey with the condition that the boundary and existing condition survey is done for the existing emergency access easement.  The Planning Board also 
voted to appoint the Town Planner as the completeness agent. 

35. On 7/28/15 the Staff Review Committee commented on the site plan amendment application for the Planning Board.
36. On 8/3/15 the applicant’s agent submitted revised plans to the Planning Office for review.
37. On 8/4/15 the Town Planner found the application complete (145-77) for purposes of scheduling a public hearing with the Planning Board on 8/17/15.
38. On 8/6/15 the Planning Office mailed abutters certified notice of the 8/17/15 Planning Board public hearing for YCCC.
39. On 8/13/15 the applicant’s agent met with the Code Enforcement Office regarding the parking space requirement recommendations.
40. On 8/17/15 the Planning Office forward updated traffic information to Gorrill Palmer.
41. On 8/17/15 the Planning Board conducted a public hearing and workshop of the application. The Planning Board voted to grant an extension for 60 days.
42. On 8/26/15 the Planning Office received the YCCC DEP SLODA Amendment approval.
43. On 9/8/15 the Planning Office received a parking recommendation response from the applicant’s agent.
44. On 9/10/15 the Planning Office prepared an updated review memo for the Planning Board.
45. On 9/14/15 the Planning Board conducted a workshop and voted to require the emergency access road to be paved. The Planning Board then voted to 

continue the workshop to the next meeting. 
46. On 9/29/15 the applicant’s agent met with the Town Engineer/Planner and Code Enforcement Office regarding parking recommendations.
47. On 10/5/15 the applicant’s agent prepared a letter to the Fire Chief regarding the existing emergency access easement location.
48. On 10/5/15 the applicant’s agent submitted revised materials to the Planning Office for review.
49. On 10/7/15 the Planning Office and Gorrill Palmer corresponded regarding the Chapel Road turning lane modifications.
50. On 10/14/15 the Planning Office received revised plans from the applicant for review.
51. On 10/14/15 the Planning Office received an updated memo from Gorrill Palmer regarding traffic.
52. On 10/18/15 the Planning Office received a public comment letter from an abutter regarding the emergency access easement.
53. On 10/19/15 the Planning Board conducted a workshop of the application. The Planning Board voted to obtain the Town Attorney opinion regarding the 

emergency access easement. The Planning Board granted a 60 day extension.
54. On 11/3/15 the Planning Office inquired with the applicant’s attorney regarding the scope of the existing emergency access easement.
55. On 11/3/15 the applicant’s attorney provided a written opinion regarding the scope of the emergency access easement for consideration by the Town attorney.
56. On 11/4/15 the Planning Office forward the emergency access easement information to the Town Attorney for a written opinion.
57. On 11/4/15 the Planning Office received correspondence that a minor revision package was submitted to DEP.
58. On 11/16/15 the Planning Office received the concept of proposed work at the Chapel Road/ College Drive intersection.
59. On 11/23/15 the Planning Office received the Town Attorney’s written opinion on the emergency access easement issue.
60. On 12/4/15 the Town Attorney opinion was forward to the applicant.
61. On 12/22/15 the Planning Office inquired into the status of the MDOT permit approval and revised plans to be provided for review.
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62. On 12/23/15 the Planning Office received revised plans for review.  Minor plan changes still found needed to be addressed.
63. On 12/29/15 the Planning Office received revised plans for review.
64. On 12/31/15 the Planning Office prepared updated Article V, VI, and completeness (145-77) review checklists. Minor plan changes still found needed to be 

addressed. Plan mark-ups were prepared.
65. On 1/4/16 the Planning Office provided plan mark-ups to the applicant.
66. On 1/4/16 the Planning Board conducted a workshop and voted to find that the emergency access easement plans prepared by an engineer and not a 

surveyor acceptable; voted to find that the location of the emergency access road meets the criteria of §145-75A Traffic and §145-75N Fire Safety, voted to 
require approvel of the performance guarantee documentation by the Town Engineer/Planner and the Town Manager at the pre-construction meeting, voted to
require a signed MDOT letter for the approval of the amendment at the time of the pre-construction meeting, voted to find that the landscaped buffer along 
College Drive to be acceptable, and voted to continue the application for 60 days. 

67. On 1/6/16 the Planning Office received performance bond/ financing information for review.
68. On 1/6/16 the Planning Office emailed the applicant’s agent with further plan changes.
69. On 1/6/16 the Planning Office received revised plans for review.
70. On 1/14/16 the Planning Office prepared updated Article V, VI, and completeness checklists as well and minor mark-ups to the site plans.
71. On 1/20/16 the Planning Office mailed the plan mark-ups to the applicant’s agent.
72. On 1/20/16 the Planning Office received a draft Fire Chief letter regarding 145-75 (compliance).
73. On 1/20/16 the Planning Office prepared draft compliance/ Findings of Fact & Decisions for the application.
74. On 1/21/16 the Planning Office received revised site plans via email.
75. On 1/21/16 the Planning Office prepared final compliance/ Findings of Fact & Decisions and a memo for the Planning Board.
76. On 1/25/16 the Planning Board  conducted a workshop and voted to find the application compliant (145-75), the Board voted to approve and sign the Findings 

of Fact & Decisions, and the Board voted to approve and sign the site plan. 

               

§ 145-75. Criteria and Standards
Comments

The following standards shall be applied to all applications for site plan 
approval. These standards are intended to provide a frame of reference for 
the applicant in the development of his plans and a method of review. These 
standards shall be applied reasonably and fairly, when applicable, taking into 
account any extenuating circumstances or special features of the property or 
its neighborhood.
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§ 145-75. Criteria and Standards
Comments

A. Traffic. The proposed development shall provide for safe access to and
from public and private roads. Safe access shall be assured by 
providing an adequate number of exits and entrances that have 
adequate sight distances and do not conflict with or adversely impact 
the traffic movements at intersections, schools and other traffic 
generators. Curb cuts shall be limited to the minimum width necessary 
for safe entering and exiting. The proposed development shall not have 
an unreasonable adverse impact on the Town road system and shall 
provide adequate parking and loading areas. No use or expansion of a 
use shall receive site plan approval if any parking spaces are located in 
a public right-of-way or if any travel lane of a state number highway is 
used as part of the required aisle to access any parking spaces.

BASED ON THE FOLLOWING, THE PLANNING BOARD FINDS THAT
THIS STANDARD SHALL REMAIN MET. 

539 feet of street frontage noted on sheet 5.  See also “Zoning 
Dimensional Requirements” table. Street frontage requirements noted. 
The parcel does not have multiple street frontages, only frontage off of 
College Drive. On-street parking is prohibited.  Parking along College 
Drive is prohibited. All parking is shown to meet the 90 degree parking 
space dimensional requirements.  26’ wide parking aisles depicted. See 
sheet 9.  All standard parking to be 9’ x 18.5’ in dimension. A minimum 
total of 561 parking spaces are required. A total of 562 are proposed 
which requires a total of 23 handicap accessible parking spaces. 23 
handicap accessible parking spaces proposed. Handicap accessible 
parking spaces are required to have handicap accessbile parking 
signage and appropriate stripping.   All parking lot striping and directional
arrows shall be maintained.  Snow storage areas depicted on sheets 8 
and 9.  No parking areas shall be located within the Shoreland Overlay 
District.   

See sheet 5 for parking calculations and requirements. 132 spaces are 
proposed to be eliminated. 214 new parking spaces proposed (180 + 20 
+ 14). 38 new parking spaces proposed within 5 years of new Building 
COP issuance or when the Town CEO, PD, and Planning Offices 
mutually agree more parking is needed. Total proposed parking to be 
562 spaces.   Prior site plan approval was for a student enrollment of 
1,000 and required 468 spaces. On 10/19/15 the Planning Board vote 
and applicant agreed that the total parking proposed shall be 561 
spaces. 562 spaces are proposed. 
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§ 145-75. Criteria and Standards
Comments

A. Traffic continued. Sight distance noted to be 850 feet northerly on College Drive. See sheet
4. College Drive speed limit noted to be 25 MPH.

Improvements at Chapel Road and College Drive intersection affect 
abutting property owners. Coggeshall abutter acknowledgement/ 
agreement of intersection improvements dated 7/1/15 provided. 
Applicant provided ROW plan see sheet 15 and 17. See sheets 6a and 
15a. Revised plans do not include any impacts to abutters. 

A MDOT Traffic Movement Permit is required. The analysis was 
included in the application. Final MDOT approval letter for original 
submittal was provided dated 5-4-2015. MDOT final approval letter of 
minor modifications is pending and required prior to pre-construction 
meeting. Updated Gorrill Palmer peer review memo dated 1/7/2016 
provided.

Emergency access to the site from Route 1 shall be maintained and kept
clear of snow and other obstructions that would prevent emergency 
vehicles from accessing the site at all times, including on abutting 
properties within the College’s emergency access easement from Route 
1. The Town of Wells Police Department is authorized to take 
enforcement action against any vehicles or obstructions placed within 
the emergency access drive.” The College shall be responsible to 
maintain clear access of the emergency access drive.  On 1/4/16 the 
Planning Board voted to find that the location of the emergency access road 
meets the criteria of §145-75A Traffic and §145-75N Fire Safety.
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§ 145-75. Criteria and Standards
Comments

B. Dust, fumes, vapors and gases. Emission of dust, dirt, fly ash, 
fumes, vapors or gases which could damage human health, 
animals, vegetation or property or which could soil or stain 
persons or property, at any point beyond the lot line of the 
commercial or industrial establishment creating that emission, 
shall be prohibited.

BASED ON THE FOLLOWING, THE PLANNING BOARD FINDS THAT
THIS STANDARD SHALL REMAIN MET. 

The parcel is prohibited from emitting dust, fumes, vapors or gases at 
any point beyond its lots lines. 

C. Odor. No land use or establishment shall be permitted to 
produce offensive or harmful odors perceptible beyond its lot 
lines, measured either at ground or habitable elevation.

BASED ON THE FOLLOWING, THE PLANNING BOARD FINDS THAT
THIS STANDARD SHALL REMAIN MET. 

The parcel is prohibited from producing such odor at any point beyond 
its lot lines as measured at ground or habitable elevation. 

D. Glare. No land use or establishment shall be permitted to 
produce a strong, dazzling light or reflection of that light beyond 
its lot lines onto neighboring lots or onto any Town way so as to 
impair the vision of the driver of any vehicle upon that Town way.

BASED ON THE FOLLOWING, THE PLANNING BOARD FINDS THAT
THIS STANDARD SHALL REMAIN MET. 

This parcel is prohibited from producing such glare onto abutting lots or 
street right of ways. All existing and proposed exterior lights shall be 
downward directional and comply with Land Use lighting provisions. Per 
6/1/15 Planning Board decision a photometric plan was not required. 
See sheets 10 and 18. See sheet 3 for standard sign and lighting note. 
Lights 60’ from southerly abutting lot line.  

No changes to signage are proposed. Signs will be determined in 
compliance by the Code Enforcement Office prior to being placed. See 
sheet 3 for standard sign and lighting note.
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§ 145-75. Criteria and Standards
Comments

E. Stormwater runoff. Surface water runoff shall be minimized 
and detained on site if possible or practicable in accordance with
Chapter 202-12F(4) General Standards of the Wells Subdivision 
Ordinance (wherein the word “site plan” shall be substituted for 
“subdivision”). If it is not possible to detain water on site, 
downstream improvements to the channel may be required of 
the developer to prevent flooding which would be caused by his 
project. The natural state of watercourses, swales, floodways or 
rights-of-way shall be maintained as nearly as possible. 
[Amended 4-27-2007]

BASED ON THE FOLLOWING, THE PLANNING BOARD FINDS THAT
THIS STANDARD SHALL REMAIN MET. 

This parcel was previously developed. The proposed building addition 
and parking expansion shall have an inpact on stormwater runoff. Town 
Engineer reviewed the Stormwater Management Plan prepared by 
Jonah Dewaters of Oak Point Associates dated 2-12-15.  Stormwater 
Management Plan revisions prepared by Jonah Dewaters of Oak Point 
Associates dated March 2015. Revisions have been reviewed and found 
acceptable by the Town Engineer.  Jonah DeWaters to provide a 
statement regarding off-site impacts.

MDEP Site Location Permit approval has been granted L-19168-22-E-M.
Received on 12/22/15.

See sheets 11, 12, 19 and 20 for proposed stormwater. See sheets 6 
and 7 for existing utilities and sheet 10 for proposed utilities. Wetlands in 
vicinity of project are depicted on sheet 5. Brook is depicted on the 1997 
boundary plan.

F. Erosion control. Erosion of soil and sedimentation of 
watercourses and water bodies shall be minimized by employing
the following best-management practices: [Amended 4-27-
2007]

BASED ON THE FOLLOWING, THE PLANNING BOARD FINDS THAT
THIS STANDARD SHALL REMAIN MET. 

Standard Conditions of Approval of the Town of Wells appear on the 
plan. Best Management Practices shall be followed. See sheet 3.

(1) Stripping of vegetation, soil removal and regrading or 
other development shall be accomplished in such a way 
as to minimize erosion.

(2) The duration of exposure of the disturbed area shall be 
kept to a practical minimum.



Town of Wells, Maine
Planning Board

FINDINGS OF FACTS & DECISIONS
Site Plan Amendment Application for “York County Community College”

Page 9 of 16

§ 145-75. Criteria and Standards
Comments

(3) Temporary vegetation and/or mulching shall be used to 
protect exposed critical areas during development.

(4) Permanent (final) vegetation and mechanical erosion 
control measures in accordance with the standards of the 
York County Soil and Water Conservation District or the 
Maine Soil and Water Conservation Commission shall be 
installed as soon as practicable after construction ends.

(5) Until a disturbed area is stabilized, sediment in runoff 
water shall be trapped by the use of debris basins, silt 
traps or other acceptable methods as determined by the 
reviewing authority.

(6) The top of a cut or the bottom of a fill section which alters 
the existing grade by more than two feet shall not be 
closer than 10 feet to an adjoining lot.

(7) During grading operations, methods of dust control shall 
be employed.

(8) The proposed site plan shall prevent soil erosion and 
sedimentation from entering waterbodies, wetlands, and 
adjacent properties.

(9) The procedures outlined in the erosion and sedimentation 
control plan shall be implemented during the site 
preparation, construction, and clean-up stages.

(10) Cutting or removal of vegetation along waterbodies shall 
not increase water temperature or result in shoreline 
erosion or sedimentation.

(11) Topsoil shall be considered part of the site plan and shall 
not be removed from the site except for surplus topsoil 
from roads, parking areas, and building excavations.
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§ 145-75. Criteria and Standards
Comments

G. Setbacks and screening.  Parking and loading areas, exposed 
storage areas, exposed machinery installation and areas used for the 
storage or collection of discarded automobiles, auto parts, metals or 
any other articles of salvage or refuse shall have sufficient setbacks 
and screening to provide a visual buffer sufficient to minimize their 
adverse impact on the surrounding lots. Where a potential safety 
hazard to children would be likely to arise, physical screening sufficient 
to deter small children from entering the premises shall be provided and
shall be maintained in good condition.

BASED ON THE FOLLOWING, THE PLANNING BOARD FINDS THAT
THIS STANDARD SHALL REMAIN MET. 

See sheet 5 “Zoning Dimensional Requirements” table for setback 
requirements. 25’ setback from any lot line/ street ROW noted and met 
for the Rural district. 15’ setback from any lot line and 25’ street ROW 
noted and met for the Residential A district. Parcel does not abut any 
known cemeteries. Parcel does not abut a state highway. Parcel does 
not abut the Merriland, Webhannet or Ogunquit Rivers. The stream 
located along the west side of the property is a tributary of the 
Webhannet River.

Existing and proposed tree line depicted on the plan. Proposed 
landscaping depicted as well. Northerly abutter is an existing residential 
abutter. The proposed new building is over 1,000 feet easterly of the 
existing home.    See sheet 7, 9, and 10 for limits of landscape 
disturbance.  See sheets L-101, L-102, L-501, and L-502 for landscaping
information.

On 1/4/16 the Planning Board found that the existing and proposed tree 
line satisfies the residential screen requirements and the College Drive 
landscaped buffer requirements. 

On 1/4/16 the Planning Board voted to find that the landscaped buffer 
along College Drive is adequate.
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§ 145-75. Criteria and Standards
Comments

H. Explosive materials. No highly flammable or explosive liquids, 
solids or gases shall be stored in bulk above ground, unless 
they are stored in compliance with the requirements of the 
National Fire Protection Association (NFPA) standards.

BASED ON THE FOLLOWING, THE PLANNING BOARD FINDS THAT
THIS STANDARD SHALL REMAIN MET. 

Existing LP tanks shown on sheet 5 and 12. Identified as (4) 1,000 
gallon tanks aboveground. Proposed tanks shown on sheet 8 as two 
1,000 gallon underground tanks. Proposed tanks shall be a minimum of 
10’ from the proposed building. Tanks meet setback requirements for 
abutting lot lines. Fuel shall be stored in compliance with NFPA 
standards.

I. Water quality. All aboveground outdoor storage facilities for 
fuel, chemicals, chemical or industrial wastes and potentially 
harmful raw materials shall be located on reinforced cement and 
shall be completely enclosed by an impervious dike 
monolithically poured, which shall be high enough to contain the 
total volume of liquid kept within the storage area, plus the rain 
falling into this storage area during a fifty-year storm, so that 
such liquid shall not be able to spill onto or seep into the ground 
surrounding the paved storage area. Storage tanks for home 
heating fuel and diesel fuel, not exceeding 275 gallons in size, 
shall be exempted from this requirement.

BASED ON THE FOLLOWING, THE PLANNING BOARD FINDS THAT
THIS STANDARD SHALL REMAIN MET. 

Water quality standards shall be met. 

J. Preservation of landscape. Unnecessary disturbance of the 
landscape shall be minimized, insofar as practicable, by 
minimizing tree removal and any grade changes.

BASED ON THE FOLLOWING, THE PLANNING BOARD FINDS THAT
THIS STANDARD SHALL REMAIN MET.

Sheets 11 and 12 in the vicinity of the project depict contours.

Basis of contours – Applicant states that the source and datum noted 
are based on benchmarks from original school construction project. The 
datum is unknown and is believed to be an assumed datum. Area 
benchmarks are shown on the plan.   
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§ 145-75. Criteria and Standards
Comments

J. Preservation of landscape continued. The area computation letter from Wayne Desper dated 6-24-2015 states 
the parcel is 83.1035  acres (excluding 50’ wide road and cul-de-sac and
portion of original 66’ wide road).  Sheet 5 states the total lot size of 
83.1035 acres. Sheet 5 states 61.9 acres is in the Rural District and 21.2
acres is in the Residential A District. Sheet 5 notes that the property is 
served by public sewer.

R District lot coverage is noted to currently be 3.9 acres or 6.3%. 
Proposed coverage to be 3.7 acres or 6.0%.  Rural zone area is 
2,696,350 SF. Maximum allowed lot coverage of the Rural zone is noted 
correctly to be 20%.  

RA District lot coverage is noted to currently be 2.4 acres or 11.3%. 
Proposed lot coverage is noted to be 3.8 acres or 17.0% (18.9% after 
future parking lot expansion).  RA zone area is 923,475 SF. Maximum 
allowed lot coverage of the RA zone is noted correctly to be 40%.

K. Refuse disposal. The applicant shall provide for the disposal of 
all solid and liquid wastes on a timely basis and in an 
environmentally safe manner. The review board shall consider 
the impact of particular industrial or chemical wastes or by-
products upon the Wells transfer station (in terms of volume, 
flammability or toxicity) and may require the applicant to dispose 
of such wastes elsewhere, in conformance with all applicable 
state and federal regulations. The board may require the 
applicant to specify the amount and exact nature of all industrial 
or chemical wastes to be generated by the proposed operation.

BASED ON THE FOLLOWING, THE PLANNING BOARD FINDS THAT
THIS STANDARD SHALL REMAIN MET.

Existing dumpster area identified on sheet 5. Dumpster fencing height is 
8’ and type is chain-link with privacy slates.  Dumpsters shall meet 
setbacks and be screened from the view of abutters. 
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§ 145-75. Criteria and Standards
Comments

L. Water supply. The applicant shall demonstrate the availability of
adequate water supply for fire protection and the consumption 
needs of the proposed development.

BASED ON THE FOLLOWING, THE PLANNING BOARD FINDS THAT
THIS STANDARD SHALL REMAIN MET.

The parcel is served by the KKW Water District.  A letter from the 
KKWWD for a new 12,500 SF building footprint dated 12/17/2014 was 
provided. A revised statement from the KKWWD for the proposed 
11,300 SF building footprint dated 1/20/2016 was provided. See site 
plan sheet CU101 for utility plans. 

Existing hydrant identified.  Proposed hydrant identified.
M. Sewage disposal. The applicant shall provide for the safe 

disposal of all wastewaters.
BASED ON THE FOLLOWING, THE PLANNING BOARD FINDS THAT
THIS STANDARD SHALL REMAIN MET.

The parcel is served by the Wells Sanitary District. See the capacity 
letter from the WSD dated 12/12/14 stating sufficient capacity exists for 
this project.  See site plan sheet CU101 for utility plans.
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§ 145-75. Criteria and Standards
Comments

N. Fire safety. The site plan shall make adequate provisions for 
access by fire-fighting equipment and personal.

BASED ON THE FOLLOWING, THE PLANNING BOARD FINDS THAT
THIS STANDARD SHALL REMAIN MET.

See Fire Chief letter dated 1/20/2016. The proposed 19,565 SF School 
building has vehicular access to 3 sides of the building. The building shall be
constructed with a sprinkler system. The property is served by two fire 
hydrants, both located adjacent to the proposed building location. Sheet 
CU101 should identify the existing fire hydrant.

Sheet CX101 notes the Knox Box/Lock requirements of the property. A Knox
box is located at the main entrance to the existing building. Knox padlocks 
shall be installed by the owner at the main entrance gate on College Drive 
and the gate across the emergency access drive on the eastern side of the 
property prior to the start of construction. The proposed building shall have a
Knox Box; the location to be approved by the Fire Department prior to 
installation. 

See the letter dated 7/9/2015 prepared by me regarding the emergency 
access road and recommendations and opinions regarding its location, 
maintenance, surface, gates, Knox boxes, fire lanes, and enforcement. 

See site plan sheet C001 Emergency Access Note: “Emergency access to 
the site from Route 1 shall be maintained and kept clear of snow and other 
obstructions that would prevent emergency vehicles from accessing the site 
at all times, including on abutting properties within the College’s emergency 
access easement from Route 1. The Town of Wells Police Department is 
authorized to take enforcement action against any vehicles or obstructions 
placed within the emergency access drive.” The College shall be responsible
to maintain clear access of the emergency access drive. On 1/4/16 the 
Planning Board voted to find that the location of the emergency access road 
meets the criteria of §145-75A Traffic and §145-75N Fire Safety.

Standard Conditions of Approval
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1. Site Plan approval secured under the provisions of this chapter shall expire within 10 years from the date on which the site plan is signed if all aspects of 
the site plan approval are not fully completed and established. Any site plan approval may include a phasing plan according to an approved time schedule
not to exceed 10 years from the date on which the site plan is signed. Site plan approval shall expire if a use has been established and then discontinued 
for two years or more. [§145-74F]

2. Approval is conditioned upon compliance by the applicant with the plans and specifications which have been received by the Town in connection with this 
development proposal.

3. Conditions of approval or notes written on the face of the site plan may be amended only by the reviewing authority that approved the site plan. [§145-
74G(1)(b)]

4. Failure to comply with any conditions of approval shall be construed to be a violation of Article X of the Land Use Ordinance and shall be grounds for 
revoking the approved development plan, initiating legal proceedings to enjoin construction development or any specific activity violating the conditions of 
plan approval or applying the legal penalties detailed in §145-64. [§145-79A]

5. Whenever sedimentation is caused by stripping vegetation, regrading or other development, it shall be the responsibility of the owner to immediately 
install sedimentation control devices on his lot and to remove sediment from all adjoining surfaces, drainage systems and watercourses and to repair any 
drainage, at his expense, as quickly as possible. Any landowner that fails to do so within two weeks after official written notification by the Code 
Enforcement Officer shall be penalized as set forth in §145-64. [§145-79B]

6. Erosion of soil and sedimentation of watercourses and water bodies shall be minimized by employing the following best-management practices [§145-
75F]:

(a) Stripping of vegetation, soil removal and regrading or other development shall be accomplished in such a way as to minimize erosion.
(b) The duration of exposure of the disturbed area shall be kept to a practical minimum.
(c) Temporary vegetation and/or mulching shall be used to protect exposed critical areas during development.
(d) Permanent (final) vegetation and mechanical erosion control measures in accordance with the standards of the York County Soil and Water 

Conservation District or the Maine Soil and Water Conservation Commission shall be installed as soon as practicable after construction ends.
(e) Until a disturbed area is stabilized, sediment in runoff water shall be trapped by the use of debris basins, silt traps or other acceptable methods 

as determined by the reviewing authority.
(f) The top of a cut or the bottom of a fill section which alters the existing grade by more than two feet shall not be closer than 10 feet to an adjoining lot.
(g) During grading operations, methods of dust control shall be employed.
(h) The proposed site plan shall prevent soil erosion and sedimentation from entering waterbodies, wetlands, and adjacent properties.
(i) The procedures outlined in the erosion and sedimentation control plan shall be implemented during the site preparation, construction, and clean-up 

stages.
(j) Cutting or removal of vegetation along waterbodies shall not increase water temperature or result in shoreline erosion or sedimentation.
(k) Topsoil shall be considered part of the site plan and shall not be removed from the site except for surplus topsoil from roads, parking areas, and 

building excavations.
7. The property shown on this plan may be developed and used only as depicted on this approved plan.  All elements and features of the plan and all 

representations made by the applicant in the record of the Planning Board and/or Staff Review Committee proceedings are conditions of the approval.  
No change from the conditions of approval is permitted unless an amended plan is first submitted to and approved by the Planning Board and/or Staff 
Review Committee. 

8. Approval of the application or amendment application does not relieve the applicant from the responsibility to obtain building permits prior to construction 
and use permits prior to occupancy.
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9. It is the applicant’s responsibility to contact Dig Safe prior to construction.
10. It is the owner/Homeowners Association/applicant/developer’s responsibility, not the Town Code Office or Town Planning Office, to contact the Town 

Clerk’s Office to apply for and maintain any and all business license(s) for the use(s) conducted on this subdivision/site plan parcel(s).  
11. Approval of any proposed field changes shall be obtained prior to construction. Said approvals shall be in writing. The Code Enforcement Office shall 

consult with the Office of Planning and Development prior to approving any field change.
12. Prior to the pouring of a building footing/foundation, the location of each cottage and/or building to be constructed shall be located on the face of the earth 

and shall be marked with surveyor pins or stakes. The developer shall receive approval of each cottage and/or building location from the Code 
Enforcement Office prior to the commencement of footing/foundation excavation.

13. If the property will be converted to a condominium form of ownership, the proposed condominium documents must be presented to the Town for review 
and approval by the Town Attorney. No use permit shall be issued until the Town Attorney has indicated approval of the condominium documents.

14. Upon completion of construction, the applicant shall provide to the Town record as-built drawings of the roadway, drainage, and utility related 
construction work.

15. The Town of Wells, Maine may employ the services of an engineering firm to assist in the inspection of roads and other infrastructure if, in the opinion of 
the Code Enforcement Office, the work necessary to insure compliance with Town ordinances or the requirements of this approval are beyond those 
capacities available by staff. The cost of such additional services will be born by the developer.

16. All components, features, improvements and conditions of site plan approval shall be fully completed prior to any issuance of a certificate of occupancy.

Special Conditions of Approval

1. All previous Conditions of Approval will remain in effect unless amended by this application. The approval of this Amended Site Plan in no way negates the 
need for applicant compliance with all previously set Conditions of Approval.

2. Prior to any construction activity at the site, the applicant and selected contractor shall participate in a pre-construction conference with Town and other 
regulatory officials to review the project’s construction considerations.

3. Third party construction inspections shall be required (see standard condition of approval note 15). A cash escrow deposit shall be provided by the 
applicant/owner to the Town of Wells to cover the cost associated with such services. 

Dated at Wells, Maine this ______ day of __________, 2016

Wells Planning Board

By: _______________________________________________
Charles Millian, Chairman
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Project Name/District:
Burnt Mill Estates Site Plan - Rural & 75’ Shoreland 
Overlay District – Tax Map 62, Lots 12 & 13 and Map 63, 
Lot 7

Date of Review:
12/4/15; 1/11/16; 
1/22/16

Prepared By: Office of Planning & Development Company Name: Town of Wells

Article V District Regulations

A. Purpose.

The purpose of the Rural District is to maintain the open, rural character of the land within the district. Open uses of the land, such as forestry and 
agricultural uses, should be encouraged and large-scale residential uses discouraged. Residential development should be clustered so that 
significant areas of the development can be maintained as open space and, where applicable, used to buffer the development from existing Town 
ways.

§ 145-30. Rural District.
Application Meet Requirements

Yes No NA Comments

B. Permitted uses. The following uses are permitted upon obtaining any 
required permits from the Code Enforcement Officer:
(1) Animal husbandry. NA
(2) Agriculture. Y This is a permitted use in the Open Space.  See Sheet 

C6.0 notes (C6.1 note 1)
(3) Cemetery having an area less than 20,000 square feet and 

containing no buildings.
Y This is a permitted use in the Open Space and two 

cemeteries exist.  See Sheet C6.0 notes (C6.1 note 1)
(4) Dwelling, one-family. (See also § 145-55) NA
(5) Dwelling, two-family. NA
(6) Dwelling, multifamily. (See also § 145-48) NA
(7) Recreation, passive. Y This is a permitted use in the Open Space.  See Sheet 

C6.0 notes (C6.1 note 1)
(8) Timber harvesting. NA

C. Permitted uses requiring the approval of a site plan. The following uses 
are permitted upon obtaining site plan approval and any required 
permits from the Code Enforcement Officer: 
(1) Bed and breakfast/small inn (See also § 145-52) NA
(2) Cemetery larger than 20,000 square feet in area. NA
(3) Church. NA
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§ 145-30. Rural District.
Application Meet Requirements

Yes No NA Comments

(4) Club. Y See Sheet C6.0 notes (C6.1 note 1)The Clubhouse, 
Event Barn, Kid’s Club, Fitness Club & Pool, and 
Maintenance Buildings are considered a Club use.

(5) Congregate care facility, in areas served by public water and 
sewer. [Added 6-8-2010] NA

(6) Day-care home. NA
(7) Day-care center/ nursery school. NA
(8) Estuarine and marine research facilities located east of U.S. 

Route 1. Said facilities may include a building containing a 
dwelling unit occupied by a resident manager and his or her 
family and fifteen suites or less occupied by visiting scientists 
conducting research with the Wells Reserve. Said suites shall not
exceed 470 square feet and shall not have their own kitchen 
facilities. However, said building may contain a common kitchen 
to provide meals available only to the occupants. [Added 4-14-
2000; amended 11-5-2002]

NA

(9) Kennel. NA
(10) Mineral extraction. (See also § 145-53) NA
(11) Municipal facility. NA
(12) Museum having a gross floor area less than 5,000 square feet. NA
(13) Neighborhood convenience store. NA
(14) Public utility facility. NA
(15) Recreation, active. NA
(16) Recreation, low-intensity commercial. Y See Sheet C6.0 notes (C6.1 note 1)The 18-hole golf 

course and driving range are a low intensity commercial 
recreation use.  This use does not permit structures for 
golf activities. 

(17) Restaurant (standard) containing fewer than 75 seats. Y See Sheet C6.0 notes (C6.1 note 1). 74 seat standard 
restaurant and will be 2,500 SF +/- in size. 

(18) Sawmill. NA
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§ 145-30. Rural District.
Application Meet Requirements

Yes No NA Comments

(19) School, public and private. NA
(20) School, vocational-technical, served by public water and sewer 

and located east of the turnpike and south of Route 109. [Added 
4-18-1995]

NA

(21) Tent and recreational vehicle park. NA
(22) Transmission tower, radio. NA

D. Accessory uses. Accessory uses are permitted when they are clearly 
incidental to the permitted use; subordinate, individually and in the 
aggregate, to the permitted use; and located on the same lot as the 
permitted use being served. Home businesses as regulated in § 145-51 
are accessory uses.

Y Restrooms, storm shelters, irrigation pump house, 
control and blower shed, and other sheds are 
considered an accessory use to the Club use.

The retail space and small event space within the 
Clubhouse are considered accessory to the Club use. 

E. Uses prohibited. Except as permitted in § 145-12, Nonconforming uses, 
and in Article VI, Town-Wide Regulations, uses not identified in 
Subsections B, C and D are prohibited within this district.

NA
No nonconforming uses exist or are proposed.

F. Dimensional requirements.

(1) Minimum lot size:

(a) One hundred thousand square feet of net area. Y* Sheet C6.1 to note Dedicated Open Space area = 
250.30 acres (M 62, L 12 & 13, and M 63, L7) and 
Non-Dedicated Open Space area = 3.37 acres. (M 62, 
L 12 & 13). 

(b) Forty thousand square feet if located east of the Maine 
Turnpike and connected to public sewer.

NA

(2) Maximum density: [Amended 4-28-1995]

(a) One dwelling unit for each 100,000 square feet of net 
area.

Y No dwellings located in the Open Space areas.  174 
dwellings approved for the Burnt Mill Estates 
subdivision. The open space areas are required to 
satisfy the density of the subdivision. 

(b) One dwelling unit for each 40,000 square feet of net area 
if located east of the Maine Turnpike and connected to 
public sewer.

NA
No dwellings located in the Open Space areas.
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§ 145-30. Rural District.
Application Meet Requirements

Yes No NA Comments

(c) Four housekeeping cottages or seasonal cottages per
acre of net area.[Amended 4-12-2003; 6-13-2006

Editor's Note: This ordinance provided that it shall be
retroactive to any application for site plan approval and
any application to amend an existing site plan to the
extent the amendment proposes additional cottage units
that has not received final approval from the Planning
Board on 4-25-2006.

NA

No cottage units located on this parcel.

(3) Minimum street frontage per lot: 200 feet, which may be reduced 
to 150 feet for lots fronting entirely on a cul-de-sac. The 
minimum street frontage for a lot containing a one-family 
dwelling (in conjunction with a one-family dwelling, a day-care 
home or day-care center/nursery school may be permitted if the 
driveway is paved to a width of at least 16 feet and has a gravel 
base of at least 20 feet in width), an agricultural, animal 
husbandry or a timber harvesting use may be reduced to 50 feet 
provided that the total lot area is at least 200,000 square feet; 
the access driveway shall extend to the house and shall not be 
longer than 750 feet with a grade and width adequate to permit 
access by fire, police and other emergency vehicles; and any 
structure on the lot shall be located at least 50 feet from any lot 
line. No more than two such lots shall have contiguous street 
frontage.

Y

Open space parcels have sufficient frontage along 
Hobbs Farm Road. Minimum street frontage requirement
noted. 

(4) Maximum lot coverage: 20% or 4,000 square feet, whichever is 
the greater.

Y* Maximum lot coverage permitted is noted.

Plan must note the lot coverage proposed in the 
Open Space and the restriction that Dedicated Open 
Space is restricted to no more than 600 SF in 
building and 3% coverage. 

(5) Maximum building height: 40 feet, not to exceed three stories. 
(See § 145-35I.)

Y Noted see sheet 6.1

(6) Setbacks. Y Setback requirements are noted.  See sheet 6.1
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§ 145-30. Rural District.
Application Meet Requirements

Yes No NA Comments

(a) All structures shall be at least:

[1] Twenty-five feet from any lot line.

[2] Twenty-five feet from any lot line abutting any street
right-of-way.

[3] Forty feet from any lot line abutting the right-of-way 
of any state highway.

[4] Twenty-five feet from the boundary of any 
cemetery.

(b) All structures and parking lots shall be located at least 200
feet from the high-water line of the Merriland River 
(including Hobbs Pond), the Webhannet River, Ogunquit 
River, Perkins Brook and West Brook.

(c) Each housekeeping cottage or seasonal cottage shall be
placed at least 25 feet from any other housekeeping or
seasonal cottage on the site.[Added 6-13-2006

Editor's Note: This ordinance provided that it shall be
retroactive to any application for site plan approval and
any application to amend an existing site plan to the
extent the amendment proposes additional cottage units
that has not received final approval from the Planning
Board on 4-25-2006.

NA No such uses exist or are permitted. 

Note: See also §§ 145-13, Nonconforming structures, 145-14, Nonconforming
lots, 145-33, Shoreland Overlay District, 145-48, Multifamily developments, 
and 145-49, Cluster residential development.

Y The parcel must comply with 145-33.

G. Special provisions. All proposed residential subdivisions containing 
more than four dwelling units shall be developed according to the 
provisions of § 145-48, Multifamily developments, or § 145-49, 
Residential Cluster Development. The Planning Board may waive this 
requirement for projects containing fewer than 20 lots if it determines 
that a cluster development as regulated in § 145-49 is not practical 
because of the configuration of the original lot or because of its natural 
features.

NA

A residential subdivision is proposed. The site plan 
proposed is located on the Open Space areas of the 
subdivision.
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Article VI
Town-Wide Regulations                

§ 145-35. General regulations.
Application Meet Requirements

Yes No NA Comments

A. All uses shall conform to the provisions of this chapter. Y
B. All lots (except lots being merged with an abutting parcel) and 

structures shall comply with dimensional requirements specified for the 
district in which they are located, except those considered 
nonconforming. Where a single lot of record contains more than one 
principal structure, the lot may not be divided in a way which would 
create a parcel or parcels which do not conform to the requirements of 
this chapter for lot size, setbacks or street frontage. [Amended 4-19-
1997]

Y

C. A residential lot with a dwelling unit may be used for keeping 
noncommercial domestic poultry and domestic livestock in conformance
with Article V District Regulations. Structures used exclusively for the 
housing of such domestic poultry or livestock with a ceiling height below
6.5 feet or footprint area 50 square feet or less shall not require a 
building permit. Domestic poultry and livestock shall be contained within
the lot boundaries. [Amended 6-9-2015]

NA

D. No manufactured home which was manufactured before June 15, 1976,
may be brought into the Town of Wells unless suitable evidence is 
provided to the Code Enforcement Officer that the manufactured home 
does not contain aluminum electrical wiring, that the manufactured 
home contains two exterior exits and that the roof is constructed to 
support a live load of 30 pounds per square foot. [Amended 4-16-1999]

NA

E. Land within the lines of a street right-of-way on which a lot abuts shall 
not be considered as part of such lot for the purposes of meeting the lot 
area requirements of this chapter, even though the fee to the land may 
be in the same ownership as the lot. 

Y

F. No part of a setback area, open space or off-street parking or loading 
space required by this chapter shall be included as part of any other 
setback area, open space or off-street parking or loading space 
similarly required for any other structure or use except as explicitly 
provided for within this chapter.

Y

G. Multiple principal and accessory uses, which may be located within 
multiple buildings, shall be permitted on a lot.

Y
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§ 145-35. General regulations.
Application Meet Requirements

Yes No NA Comments

H. Any lot created after January 1, 1994, shall have frontage on a street 
which existed prior to January 1, 1994, or on a street which is 
constructed to the standards required by Chapter 201, Articles II and III 
of the Wells Municipal Code.

Y

I. No floor of a building higher than 30 feet above the average finished 
grade shall be designed as habitable space. The maximum building 
height may be increased by the amount required to comply with Chapter
115, Floodplain Management, § 115-6, Development standards, but not 
to exceed five additional feet provided the building shall not exceed 
three stories, be covered with a pitched, shingled roof, and be 
constructed on a foundation used for parking or storage only and not 
living space. [Amended 11-6-2001]

Y

J. Maximum building height requirements do not apply to flagpoles, 
chimneys, transmission towers, steeples, windmills and similar 
uninhabitable structures. However, except chimneys which do not 
exceed the height limit by more than 10 feet, such structures require a 
lot line setback no less than the minimum required in the district plus 
the height by which they exceed the prescribed height limitations.

Y

K. Lot area used to meet the density requirements of a use on a lot shall 
not be used to meet the density requirement of any other use.

Y

L. A single, uninhabitable accessory structure of 120 square feet or less in 
gross area and 15 feet or less in height, such as a utility shed, which is 
accessory to a residential use may be placed within the ordinarily 
required setbacks as set forth in Article V on any residential lot that 
contains 5,000 square feet or less, as long as the following minimum 
setbacks are met:

NA

Lots are greater than 5,000 SF in size. 

(1) Twenty-five feet from the boundary of any cemetery or any street 
right-of-way.

(2) Forty feet from the right-of-way of any state highway.

(3) The full required setback from any seawall, water body or wetland,
according to § 145-33.

(4) Five feet from other lot line.

M. A single, uninhabitable accessory structure of 120 square feet or less in 
gross area and 15 feet or less in height, such as a utility shed, which is 
accessory to a residential use on a residential lot shall be considered 
legally nonconforming if it was in existence at its current location prior to
January 26, 1998. [Added 4-18-1998]

NA

No such structures exist. 
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§ 145-35. General regulations.
Application Meet Requirements

Yes No NA Comments

N. The construction, renovation, alteration, maintenance and/or operation 
of a building, structure or any other type of facility for use in whole or in 
part as a gambling casino is prohibited in all zoning districts within the 
Town of Wells. No building permit or certificate of occupancy shall issue
for a gambling casino. [Added 11-5-2002]

NA

O. Lots abutting multiple street rights-of-way are permitted to reduce the 
minimum setback from a lot line abutting any street right-of-way to the 
minimum setback from a lot line as required for the district in which they
are located if the following are met: [Added 6-12-2012]

NA

Lot 13 has street frontage along Hobbs Farm Road.  
Lot 12 has street frontage along Hobbs Farm Road 
and Storer Lane. Setback reductions are not 
proposed. 

Map 63, Lot 7 has street frontage along Hobbs Farm 
Road and Route 9A. Setback reductions are not 
permitted. 

(1) Contiguous street frontage for the lot exists on more than one 
street right-of-way; 

(2) The minimum setback from any lot line abutting a street right-of-
way is met from the street right-of-way that is most compliant 
with street frontage requirements;

(3) If the lot has equal and/or greater than the street frontage 
requirement on two abutting street rights-of-way, the lot owner 
may choose which right-of-way shall meet the minimum setback 
of a lot line abutting a street right-of-way; and 

(4) The setback reduction shall not be permitted to apply to the 
setback from any lot line abutting a right-of-way of any state 
highway. 

§ 145-36. Timber harvesting. [Amended 4-19-
1997]

Application Meet Requirements

Yes No NA Comments
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A. If timber harvesting is deleted as a permitted use in a district, timber 

harvesting on a parcel of land in the Maine Tree Growth Program (36 
M.R.S.A. §§ 571 to 584-A) shall continue as a permitted use as long as 
the subject lot, or portion thereof, remains in the Tree Growth Program.

NA

§ 145-37. Yard sales.
Application Meet Requirements

Yes No NA Comments

Yard sales shall be permitted in all districts except the Resource Protection 
District and shall comply with the following standards:

Y

A. A yard sale shall last no longer than three consecutive days and shall 
only be permitted once per month on a lot or on a contiguous lot in the 
same ownership.

B. A permit for the yard sale shall be obtained from the Town Clerk by the 
owner or occupant of the lot. The Town Clerk shall provide the Police 
Department with a copy of all yard sale permits issued before the date 
of the yard sale. [Amended 4-28-1995]

C. Adequate off-street parking shall be provided for customers of the yard 
sale. Directional signs indicating the parking area(s) shall be provided.

D. Two off-premises signs within 300 feet of the yard sale are permitted to 
advertise the yard sale. The signs, no larger than two feet by three feet, 
may be displayed only between the hours of 7:00 a.m. and sunset on 
the day(s) of the sale. Signs shall not be attached to utility poles. 
[Amended 4-28-1995]

E. The yard sale shall not begin before sunrise and shall not extend after 
sunset. [Amended 4-28-1995]

F. No items for sale, tables or other display equipment shall be placed 
closer than 15 feet to the lot line(s) fronting a street. [Amended 4-28-
1995]

G. Within 24 hours after the close of a yard sale, all unsold items, tables 
and other display equipment shall be removed from the yard and stored 
within a building. [Amended 4-28-1995]
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§ 145-38. Landscaping/buffers. [Amended 4-16-

1999; 4-12-2003]

Application Meet Requirements

Yes No NA Comments

A. The setback areas along lot lines other than those along street rights-of-
way on lots in nonresidential districts which abut a residential district 
shall be landscaped to provide a visual screen between residential and 
nonresidential uses. Parking lots, outdoor business storage areas and 
outdoor business uses shall be visually screened from adjacent 
residential lots. Said visual screening shall consist of a continuous 
border of shrubbery at least six feet in height and/or solid fencing six 
feet in height. Notwithstanding the above requirement, all visual 
screens shall comply with the sight distance requirements of Chapter 
201, Articles II and III. The reviewing authority may waive all or part of 
this requirement for outdoor business uses if such uses are defined as 
a low-intensity commercial recreation use. Except in the Beach 
Business District, all business or institutional parking and outdoor 
storage areas shall be separated from a street right-of-way by a 
landscaped buffer strip at least 15 feet wide, planted with shade trees a 
minimum diameter of three inches at breast height (dbh). In the Beach 
Business District a landscaped strip four feet wide shall be provided 
between any outdoor business, storage area or parking lot and a street 
right-of-way.

Y*

A landscape plan for the Kids Club is noted on sheet 
C6.7.  Planning Board to review the proposed 
landscaping along Hobbs Farm Road and 
determine if what is proposed is sufficient.

A landscape plan for the Clubhouse & Event Barn is 
noted on sheet C6.8. Planning Board to review the 
proposed landscaping along Hobbs Farm Road 
and determine if what is proposed is sufficient.

The Maintenance Building notes to protect existing 
trees and maintain a treed buffer. No details of what 
exists for this buffer along Hobbs Farm Road is 
noted. Does the Board find what exists, sufficient?

Is landscaping proposed or required for the 
Shelter/Restroom off of Old Mill Trail?

See sheet C6.7 for Fitness Club landscaping 
proposed.  Planning Board to review the proposed 
landscaping along Old Mill Trail and determine if 
what is proposed is sufficient.

What landscape buffer is proposed for the Driving 
Range off of Hobbs Farm Road/ Old Mill Trail?

What plantings or fencing is proposed for 
residential abutters next to the Fitness Club and 
near the Kid’s Club Plan references note 28 on sheet
2 of subdivision plan for buffer restrictions.
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§ 145-38. Landscaping/buffers. [Amended 4-16-

1999; 4-12-2003]

Application Meet Requirements

Yes No NA Comments

B. In the Light Industrial District, except to allow for the development of a 
driveway, the first 40 feet of a lot as measured from the right-of-way of 
any street shall be planted with shrubs and/or ground cover and shade 
or evergreen trees with a minimum two-inch diameter at breast height 
(dbh) planted a maximum of thirty feet on center along the entire 
distance of the street frontage.

NA

§ 145-39. Off-street parking.
Application Meet Requirements

Yes No NA Comments

A. Off-street parking may be provided out of doors or within a building. Off-
street parking shall be considered to be an accessory use when 
provided to serve any permitted or nonconforming use. In the 
calculation of the number of parking spaces required, any fractional 
number of spaces shall be rounded to the next highest whole number 
for each use existing or proposed on the property. [Amended 4-16-
1999]

Y

On-street parking is prohibited.

B. Land may not be used and a building may not be occupied until off-
street parking and/or loading facilities are provided.

Y

C. Design standards. [Amended 4-28-1995]

(1) All parking areas containing three or more parking spaces, 
except those serving one- or two-family dwellings, shall be 
designed according to the following criteria:

Parking 
Angle
(degrees)

Stall 
Width, 
feet

Skew 
Width, 
feet

Stall 
Depth, 
feet

Aisle Width, 
feet

90 9 na 18.5 26

Y
All parking appears to be designed to meet these 
requirements. See sheet C6.0 (notes for C6.1 & 6.2, 
note 15). 

60 8.5 10.5 19 16 one way NA
45 8.5 12.75 17.5 12 one way NA
30 8.5 17 17.5 12 one way NA
180 24 na 9 13 one way NA
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§ 145-39. Off-street parking.
Application Meet Requirements

Yes No NA Comments

(2) Every business, commercial, institutional, public and nonprofit 
use shall provide a minimum of 4% of the total parking spaces for
vehicles with handicapped registration plates, but in no case less
than one space. Handicapped spaces shall be designed 
according to ANSI Standard A117.1-1986.

Y*
Handicap accessible parking spaces are shown. 
Required number of spaces to be determined. 

(3) All required parking spaces shall be clearly designated. 
Handicapped and recreational vehicle spaces shall be identified 
with signs no smaller than nine inches wide by 12 inches high, 
posted four feet from the ground.

Y
Handicap parking spaces to be shown with sign detail 
noted.

D. The following off-street parking standards shall be provided and 
maintained for each use on a lot except as specified in Subsection F 
below. The reviewing authority may permit a reduction in the number of 
spaces provided, based on documentation from the applicant as to the 
particular needs of the proposed uses, or may require additional 
parking based on the characteristics of the particular application for 
approval. The reviewing authority may also permit a reduction in the 
number of spaces provided based on the availability of mass transit to a
lot and its potential use by pedestrians or cyclists. If the reviewing 
authority permits the provision of less than the required number of 
spaces, the applicant shall show that the required number of spaces 
can be provided on the lot. [Amended 4-26-1996; 4-19-1997; 11-2-
2010]

Use Required Parking Spaces

Bank 1 per 400 square feet of gross 
floor area, plus 6 stacking 
spaces for the first drive-up 
window, plus 2 per additional 
drive-up window

NA

Bowling alley 3 1/4 per lane NA
Congregate housing 1 per housing unit, plus 1 for 

each 300 square feet of office 
space

NA

Contractor business 1 per 1,000 square feet of gross 
floor area but no less than 3 per 
business

NA
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§ 145-39. Off-street parking.
Application Meet Requirements

Yes No NA Comments

Day care 1 per 400 square feet of floor 
area used for child care, plus 3

NA Sheet C6.7 notes that the Kids Club is a Daycare 
use?

Dwelling 2 per each dwelling unit, plus 1/2 
per bedroom in excess of 4 
bedrooms per dwelling unit

NA

Life care facility 1 per 2 congregate housing units,
plus 1 per elderly housing unit, 
plus 1 per 3 beds in the nursing 
home, plus 1 for each 300 
square feet of office space

NA

Lodging facility 1 1/10 for each sleeping room 
available to the traveling public

NA

Manufacturing, warehousing 
and wholesale businesses

1 per 1,000 square feet of gross 
floor area but no less than 3 per 
business

Marina 1 per slip or mooring, excluding 
guest moorings

NA

Medical care facility 1 per bed, plus 1 per 200 square 
feet of office floor area

NA

Museums 1 per 500 square feet of gross 
floor area, plus 1 for each 3 
seats in areas used for 
assembling groups of people

NA

Office, business 3 1/2 per 1,000 square feet of 
gross floor area, but no less than 
3 per business

NA

Personal service business 1 per 400 square feet of gross 
floor area, but no less than 3 per 
business

NA

Retail business 3.5 per 1,000 square feet of 
sales floor area, but no less than 
3 per business

NA

Restaurant, standard 1 per 3 seats, plus 1 space for 
every 20 seats to accommodate 
employees

Y
74/3 = 25 + 74/20 =4 = 29 spaces required, 2 of which 
must be handicap accessible. 29 of which 2 are ADA 
compliant are proposed. 
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§ 145-39. Off-street parking.
Application Meet Requirements

Yes No NA Comments

Restaurant, fast-food 1 per 30 square feet of floor area 
usable by customers for eating 
and for food preparation

NA

Elementary, junior high 3 per classroom and other rooms
used by students

NA

High school 3 per classroom and other rooms
used by students, plus 1 per 5 
students

NA

Tent and recreational 
vehicle parks

See § 145-50C NA
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§ 145-39. Off-street parking.
Application Meet Requirements

Yes No NA Comments

Theaters, auditoriums, 
function halls, clubs, 
churches and other places of
assembly

1 per 4 seats, based upon 
occupancy load

Y*

Club uses include: The Clubhouse, Kids Club, Fitness 
Club & Pool, and Maintenance Buildings. 

The Clubhouse contains a retail space and small 
event space which are accessory to the Club use.  
The size of the retail space and small event space 
to be noted on the plan. The applicant proposes 3 
spaces for the retail area and 5 spaces for the 
small event space (20 seats/4 = 5 spaces). See 
sheet C6.5 for occupancy details. CEO also 
calculated 8 spaces to be required for the retail 
space and event space as well.  Note 3 for sheet 
C6.4 states the Clubhouse occupancy is restricted 
to 125.  125/ 4 = 32 spaces for the Clubhouse, 2 to 
be ADA compliant (8 for the retail & event space 
and 24 spaces for the remaining Clubhouse area). 
Planning Board to review and determine which 
calculation to use.

The Event Barn is 5,000 SF in size. See sheet C6.0 
(C6.4, C6.5, and C6.6 note 3) restricts the 
occupancy of the Event Barn to 125.  125/4 = 32 
spaces, 2 to be ADA compliant. CEO calculated 
the 5,000 SF Event Bard to have an occupancy of 
334. 334/4 = 84 spaces required, 4 to be ADA 
compliant. See sheet C6.0 (C6.1 & C6.2 Note 4b) 
the applicant proposes 25 spaces (1 to be ADA 
compliant) based on 100 seats proposed for the 
event Barn. Planning Board to review and 
determine which calculation to use.
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§ 145-39. Off-street parking.
Application Meet Requirements

Yes No NA Comments

function halls, clubs, 
churches and other places of
assembly

occupancy load
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§ 145-39. Off-street parking.
Application Meet Requirements

Yes No NA Comments

Theaters, auditoriums, 
function halls, clubs, 
churches and other places of
assembly

1 per 4 seats, based upon 
occupancy load

Y*

The Kids Club is 1,150 SF in size. See sheet C6.0 
(C6.7 & C6.8 note 4) restricts the occupancy of the 
Kids Club to 50.  50/4 = 13 spaces required, 1 to be 
ADA compliant. CEO calculates an occupancy of 77. 
77/4 = 20 spaces required, 1 to be ADA compliant. 
See sheet C6.0 (C6.1 & C6.2 Note 4b) the applicant 
proposes 15 spaces of which 1 is ADA compliant. 
Sheet C6.7 calls the Kids Club a Daycare use? This 
should be correct to Club Use and calculation noted 
to reflect which method the Planning Board finds 
acceptable. 

The Fitness Club (5,380 SF) & Pool (3,220) with apron
is a Club use.  See sheet C6.0 (C6.7 & C6.8 note 4) 
restricts the occupancy of the Fitness Club to 100.  
100/4 = 25 spaces. The Pool occupancy is restricted 
to 146. 146/4= 37 spaces.  25 + 37 = 62 spaces 
required (3 to be ADA compliant).  CEO calculates 
the Fitness Club to require 36 spaces and the Pool to 
require 41 spaces for a total of 77 spaces (4 to be 
ADA compliant) . See sheet C6.0 (C6.1 & C6.2 Note 
4b) the applicant proposes 56 spaces of which 2 are 
ADA compliant (3 should be ADA compliant).  The 
Planning Board should review and determine which 
calculation to use. 

The Maintenance Buildings (9,040 SF total SF) are a 
club use/ accessory to the club use and closest 
mirror a contractor or warehousing type use with 
regard to parking. The CEO calculates 8,500 SF of 
space to required 9 parking spaces (8500/1000 = 9).  
9040/1000 = 10 spaces required, 1 to be ADA 
compliant.  The applicant proposes 8 spaces (1 of 
which is ADA compliant). 
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§ 145-39. Off-street parking.
Application Meet Requirements

Yes No NA Comments

Shopping Centers 3.5 per 1,000 square feet of retail
and business office use. 
Theaters, restaurants, fast food 
restaurants will require spaces 
consistent with this section

NA

(1) For uses not listed above the number of parking spaces required 
shall be determined by the reviewing authority. The Code 
Enforcement Officer shall provide the reviewing authority a 
written opinion regarding the number of spaces he believes 
should be provided. The reviewing authority shall take into 
consideration the Code Enforcement Officer's opinion in making 
any such determination. 

Y*

Golf Course and Driving Range uses were 
recommended by the CEO to provide 120 parking 
spaces. (The number of driving range stations and
putting greens can adjust this number once 
provided). Applicant proposes 100 spaces for 
these uses, 4 to be ADA compliant.

(2) Loading bays may be required by the Planning Board for a 
project which requires Planning Board approval.

NA Loading bays not required for prior approval.

E. Required off-street parking in all districts shall be located on the same 
lot as the use it serves.

Y

F. Plans for parking areas shall indicate the location of snow storage or 
make provision for snow removal. Snow may be stored on required 
parking spaces if the Planning Board determines that the business(es) 
will have adequate parking during the winter months without the use of 
the spaces on which snow is stored.

Y

Plans depict snow storage areas.

G. Parking areas within in the Shoreland Overlay District shall meet the 
shoreline setback required for structures from the water body or 
wetland adjacent to which they are located.

Y
No parking areas shall be located within the 75’ 
Shoreland Overlay District.  See 200’ setback from 
Merriland River/ Hobbs Pond noted on sheet C6.1

H. Parking areas shall be designed to prevent stormwater runoff from 
flowing directly or being piped directly into a water body, to allow for the 
settling of sediment and the removal of grease, oil and other pollutants.

Y
Town Engineer previously reviewed stormwater runoff.

I. All parking areas shall have a firm surface, such as bituminous 
concrete, gravel or crushed stone. The reviewing authority may waive 
this requirement for parking areas that will only be used between May 1 
and November 1.

Y

Areas that could be used for parking shall be on 
pavement. 
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§ 145-39. Off-street parking.
Application Meet Requirements

Yes No NA Comments

j. In the Light Industrial District all off-street parking shall be located at the
side and/or in the rear of the building if the building is less than 60 feet 
from the right-of-way of a street. If the building is 60 feet or more from 
the right-of-way of a street, then the parking shall be located no less 
than 40 feet from the street right-of-way and a landscaped buffer 
meeting the requirements of § 145-38B shall be provided. [Added 4-12-
2003]

NA

§ 145-40. Signs. [Amended 4-28-1995; 4-26-1996; 4-18-
1998; 4-14-2000; 11-5-2002; 5-20-2003; 4-29-2005; 11-6-2007; 
6-8-2010]

Application Meet Requirements

Yes No NA Comments

A. Standards for all signs. All signs shall comply with these regulations, 
regardless of whether or not a permit is required: (Section 145-40 of the
Wells Code. The applicant shall complete a sign application as part of 
the Site Plan process and it shall be filed with the application. The sign 
permit fee, however, shall not be payable until such time as the site 
plan application is approved.)

Y

See note 16 for sheet C6.1, C6.2 on sheet C6.0

§ 145-41. Light and glare. [Amended 6-8-2010]
Application Meet Requirements

Yes No NA Comments

A. The Town of Wells recognizes the need to minimize light pollutions and 
glare from illumination, whether lighting of grounds or by signs, in order 
to avoid unreasonable impacts on existing uses, abutting properties, 
and the natural environment. Unreasonable impacts may include 
contributions to artificial illumination of the night sky, impacts on 
persons in the surrounding area, and hazards to drivers.

Y

See note 9 for sheet C6.1, C6.2 on sheet C6.0

B. In addition to meeting all other applicable requirements, any sign 
lighting must meet the following requirements: Y See note 9 and 16 for sheet C6.1, C6.2 on sheet C6.0

(1) Signs shall be illuminated only by steady, stationary, shielded 
light sources directed solely on the sign without causing glare or 
by a constant internal illumination. Any light source shall be 
shielded with a fixture so that bulbs are not directly visible from 
neighboring properties or public ways. (See also §145-40 A (7).)
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(2) No sign shall be animated by means of flashing, blinking or 

traveling lights or by any other means not providing constant 
illumination except for a traditional striped, rotating barber’s pole, 
accessory to a barber shop.  

(3) Notwithstanding the above, electronic message center signs 
where permitted may change messages no more than every 10 
minutes. The message on the electronic message center must 
change as rapidly as technologically practicable, with no phasing,
rolling, scrolling, flashing or blending.

(4) All externally lighted signs shall be shielded so as to effectively 
prevent beams or rays of light from being directed at any portion 
of the main traveled way of a roadway; or of such low intensity or
brilliance as not to cause glare or impair the vision of the driver of
any motor vehicle or to create nuisance conditions.

 § 145-42. Erosion and sedimentation control. 
[Amended 4-27-2007]

Application Meet Requirements

Yes No NA Comments

Earthmoving operations associated with development construction activities 
shall be conducted in a manner to prevent or minimize erosion and 
sedimentation of surface waters in accordance with the Maine Erosion and 
Sedimentation Control Handbook for Construction: Best Management 
Practices, published by the Maine Department of Environmental Protection 
and the Cumberland County Soil and Water Conservation District, 1991. 
Location of structures and streets shall be designed using the existing 
topography in a manner which avoids slope modifications which could expose
areas of soils to erosion or which could jeopardize the slope stability.

Y*

Best Management Practices are a standard condition 
of approval. The Standard Conditions of Approval 
notes of the Town of Wells to be noted on the site 
plan. 

The Town Engineer has determined that the 
sedimentation control plans satisfy the Town’s 
Requirements. 
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§ 145-43. Stormwater management.  [Amended 
4-27-2007]

Application Meet Requirements

Yes No NA Comments

Stormwater runoff shall be managed and directed through surface or 
subsurface drainage systems in accordance with Chapter 202-12F(4) General
Standards of the Wells Municipal Code (wherein the word “site plan” shall be 
substituted for “subdivision”). Stormwater retention practices shall be 
employed to minimize impacts on neighboring and downstream properties. In 
areas of aquifer recharge, stormwater infiltration (after separation of 
leachable harmful substances) shall be required. Where retention/infiltration 
is unwarranted or unfeasible, off-site improvements to natural or man-made 
drainage systems may be necessary to increase capacity and prevent 
erosion at the developer's expense. The natural state of watercourses, 
swales or floodways shall be maintained.

Y
Site Plan is subject to the MDEP, ACOE Permit 
#NAE-2006-02949M3 dated 8/11/2015. Reference to 
be noted on sheet C6.0

Chapter 202-12F, General Standards

(4) Stormwater management. [Amended 4-27-2007]

(a)  Where a subdivision is traversed by a stream, river or surface water 
drainageway, or where the Board feels that surface water runoff to be created
by the subdivision should be controlled, there shall be provided easements or 
drainage rights-of-way with swales, culverts, catch basins or other means of 
channeling surface water within the subdivision and over other properties. 
This stormwater management system shall be designed by a registered 
professional engineer.
(b)  Drainage easements for existing watercourses or proposed 
drainageways shall be provided and indicated on the plan.
( c)  The developer shall provide a statement from the designing engineer that
the proposed subdivision will not create erosion, drainage or runoff problems 
either in the subdivision or in other properties. The engineer shall certify that 
peak runoff from the subdivision onto other properties shall not be increased 
either in volume or duration from the peak runoff characteristics existing prior 
to development.
(d)  A stormwater management plan, meeting the standards of Chapter 201, 
Streets and Sidewalks, Articles II and III, Wells Municipal Code, shall be 
submitted.
(e) For subdivisions that require MDEP review under 38 M.R.S.A. § 481 et 
seq. (Site Location of Development), a stormwater management plan shall be 
submitted which complies with the Site Location of Development permit and 
the requirements of MDEP Chapter 500 Stormwater Regulations.
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(f) For subdivisions that do not require a Site Location of Development permit,
but that require a MDEP permit pursuant to 38 M.R.S.A. § 420-D, a 
stormwater management plan shall be submitted which complies with the 
requirements of MDEP Chapter 500 Stormwater Regulations.
(g) For subdivisions outside of the watershed of a great pond that neither 
require a Site Location of Development permit, nor a MDEP permit pursuant 
to 38 M.R.S.A. § 420-D, a stormwater management plan shall be submitted 
which incorporates the low-impact development techniques set forth in 
Volume I, Chapter 3 of the Maine Stormwater Best Management Practices 
Manual, 2006 (LID Techniques) on each individual lot approved by the 
Planning Board when such LID Techniques are adopted by MDEP. At such 
time that the MDEP adopts the LID Techniques, the Planning Board shall 
adopt them for use in approving subdivisions for the Town of Wells.
(h) For subdivisions located within the watershed of a great pond containing: 
1. five or more lots or dwelling units created within any five-year period; or 2. 
any combination of 800 linear feet of new or upgraded driveways and/or 
streets, a stormwater management plan shall be submitted that meets the 
phosphorus allocation across the entire subdivision in accordance with the 
methodology described in the MDEP Phosphorus Design Manual, Volume II 
of the Maine Stormwater Best Management Practices Manual, 2006.
(i) The Planning Board may require a hydrologic analysis for any site in areas 
with a history of flooding or in areas with a potential for future flooding, 
associated with cumulative impacts of development. This hydrologic analysis 
would be in the form of a “Downstream Analysis” under conditions of the ten-
year, twenty-four-hour storm, the twenty-five-year, twenty-four-hour storm, 
and the one-hundred-year, twenty-four-hour storm, as described below:
[1] Downstream Analysis Methodology: The criteria used for the downstream 
analysis is referred to as the “10% rule.” Under the 10% rule, a hydrologic 
and hydraulic analysis for the ten-year, twenty-four-hour storm, the twenty-
five-year, twenty-four-hour storm, and the one-hundred-year, twenty-four-hour
storm is extended downstream to the point where the site represents 10% of 
the total drainage area. For example, a ten-acre site would be analyzed to the
point downstream with a drainage area of 100 acres. This analysis should 
compute flow rates and velocities downstream to the location of the 10% rule 
for present conditions and proposed conditions. If the flow rates and 
velocities increase by more than 5% and/or if any existing downstream 
structures are impacted, the designer should redesign and incorporate 
detention facilities.
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§ 145-44. Vision obstructions at intersections.
Application Meet Requirements

Yes No NA Comments

All corner lots shall be kept clear from visual obstructions higher than three 
feet above ground level for a distance of 25 feet or a distance equal to the 
required building setbacks from the streets, whichever is less, from the 
intersection, measured along the intersecting lot lines.

Y*

See sheet C6.0 (note 2 for sheet C6.1) speed limit is 35 
MPH on Hobbs Farm Road. Sight distance for 
Clubhouse/ Event Barn onto Hobbs Farm Road noted 
on sheet C6.6 to be sufficient.

Sight distance for Maintenance Building and Kids 
Club onto Hobbs Farm Road not noted and must be. 

Sight distance for Fitness Club/ Pool off of Old Mill 
Trail not noted and must be. 

§ 145-45. Noise.
Application Meet Requirements

Yes No NA Comments

A. Purpose.  Excessive sound and vibrations are serious hazards to the 
public health, welfare, safety and quality of life. It is the policy of the 
Town of Wells to prevent excessive stationary sound and vibration, 
which may jeopardize the health, welfare or safety of its residents or 
degrade the quality of life.  This ordinance shall apply to the control of 
all stationary sound and vibration originating in the Town of Wells. This 
ordinance is not designed to impede any person’s First Amendment 
rights of freedom of speech. This ordinance is not designed to impede 
the growth or economic health of the commercial or industrial sectors of 
the Town of Wells. This ordinance is designed to prohibit excessive and
unreasonable sound and vibrations that are hazards to the public 
health, welfare, safety and quality of life only. [Amended 6-14-2011]

Y See note 7 for sheet C6.1 on sheet C6.0

B. Violation.  It is unlawful, and a violation of the Wells Code to make, emit,
continue, or cause to be made, emitted or continued, any excessive, 
unnecessary or unreasonable noise beyond the boundaries of a 
person’s property in excess of the noise levels established in the Wells 
Code. Where multiple residences or businesses exist within the 
confines of a structure, the limits of one’s occupancy rights shall be 
considered the boundary for purposes of measuring noise. [Amended 
4-16-1999; 6-14-2011]

Y
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C. Maximum noise level.  The maximum permissible noise level produced 

by any activity (existing or future) on a lot shall not exceed the following 
limits: [Amended 6-14-2011]

Y

(1) Music, amplified or acoustic, not otherwise exempt, that is 
plainly audible and excessive, unnecessary or unreasonable at
a point, not on the property where the music originates, but at 
the location where the complaint is made.

(2) Other noise levels, not otherwise exempt, plainly audible and 
excessive, unnecessary or unreasonable at the location where 
the complaint is made.

D. Exemptions. The following shall be exempt from the standards of 145-
45(C): [Amended 6-14-2011]

Y

(1) Natural phenomena.

(2) Church bells rung as part of any official church ceremony or 
service, and tower clock bells ringing the hour during daytime 
hours, provided that at no time shall such duration exceed 
fifteen (15) minutes. 

(3) Any siren, whistle, or bell lawfully used by emergency vehicles 
or any other alarm systems used in any emergency situation, 
provided, however, that burglar alarms not terminating within 
fifteen (15) minutes after being activated shall be unlawful. 

(4) Warning devices required by the Occupational Safety and 
Health Administration or other state or federal governmental 
safety regulations. 

(5) Farming equipment or farming activity.

(6) Timber harvesting and milling during daytime hours.

(7) Noise from domestic power equipment such as, but not limited 
to, chain saws, sanders, grinders, lawn and garden tools or 
similar devices operated during daytime hours. 

(8) Noise generated by any construction, demolition equipment, or
mineral extraction (including crushing, screening, or 
segregating) operated during daytime hours as per the 
Ordinance or site plan approval, whichever is more restrictive. 

(9) Emergency maintenance, construction or repair work.

(10) Noise created by refuse and solid waste collection during 
daytime hours. 

(11) Noise created by any municipal-sponsored events, municipal 
beach cleaning, school sporting events, parades and Town-
approved fireworks displays. 
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(12) Noises created by plows, trucks and other equipment used in 

the removal of snow.
(13) Noise from any aircraft operated in conformity with, or pursuant

to, Federal law, Federal air regulations, and air traffic control 
instruction, including any aircraft operating under technical 
difficulties, any kinds of distress, or under emergency orders of
air traffic control.

(14) Noise from trains operating in conformity with or pursuant to all
applicable State and Federal laws and regulations.

(15) Emergency or extraordinary situations.

(16) A business may use an outside sound system to notify patrons
waiting to pick up an order, obtain a table, or to be able to 
participate in the activities of the business, provided that such 
sound does not create an excessive, unnecessary or 
unreasonable noise. 

(17) Noise from the operation of air conditioning or refrigeration 
units, which are part of the normal operation of a business or 
businesses located on the premises and which are necessary 
and normal to the operation of said business, and which air 
conditioning or refrigeration units are regularly serviced and 
kept in good repair.

(18) Noise from any idling vehicles at a commercial establishment 
in the process of loading or unloading merchandise for the 
establishment, or waiting for the opportunity to do the same.

E. The removal or disabling of any noise-suppression devise on any 
equipment is prohibited. Any noise-suppression devise on equipment 
shall be maintained in good working order. 

Y

F. Enforcement. Notwithstanding § 145-63 of this chapter, this section 
may be enforced by any of the following methods:
(1) A violation of this section may be considered a land use 

violation and the enforcement procedures in § 145-63 may be 
invoked by the Code Enforcement Officer.

(2) A violation of this section may be treated as a civil violation as 
defined by 17-A M.R.S.A. § 4-B and enforced by a law 
enforcement officer according to the procedures specified in 
17-A M.R.S.A. § 17 and Rule 80H of the Maine Rules of Civil 
Procedure.
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(3) A violation of this section may also be considered the creation 

of a loud and unreasonable noise as prohibited by 17-A 
M.R.S.A. § 501 (Offenses Against the Public Order: Disorderly 
Conduct), provided that neither the Town of Wells nor any of 
its employees may initiate proceedings alleging a violation of 
both the Town ordinance and the state statute against the 
same person or persons for the same incident. [Amended 4-
16-1999]

(4) With regard to a business with a Special Entertainment Permit 
issued under the authority of the Town of Wells, the municipal 
police and/or a Code Enforcement Officer for the Town of 
Wells shall have the authority to order that  business to cease 
operation of the violation immediately upon a second visit to 
the premises within a two hour period, or a third visit within a 
24-hour period beginning with the time of the first visit to 
investigate a noise complaint, when a police officer or a Code 
Enforcement Officer has on the previous visit(s) heard plainly 
audible noise in violation of this ordinance, and has reported 
that to the owner of the property or the person responsible for 
the excessive or unreasonable noise. The on-duty Municipal 
Police Supervisor shall accompany a police officer or Code 
Enforcement Officer responding to subsequent second and/or 
third noise complaints and shall have the authority to 
immediately cease operations of the violation source.  The 
Special Entertainment may not resume within a 12 hour period 
thereafter. [Added 6-14-2011]

§ 145-46. Utility distribution lines.
Application Meet Requirements

Yes No NA Comments

A. Review. Notwithstanding §§ 145-61 and 145-62, utility distribution lines 
are allowed in all zoning districts without a building or use permit.

NA

B. Dimensional requirements. The dimensional requirements of Article V 
and § 145-35J do not apply to utility distribution lines. [Amended 6-4-
1996]

NA

§ 145-47. Utility transmission lines.
Application Meet Requirements

Yes No NA Comments
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A. Lot lines. For the purposes of Subsection C, the boundary lines of a 

utility transmission line right-of-way, whether the right-of-way is in fee 
simple ownership, a leasehold or an easement, are considered the lot 
lines of the right-of-way.

NA

B. Review. A utility transmission line is a permitted use in all zoning 
districts upon obtaining site plan approval from the Planning Board in 
accordance with the provisions of Article X.

NA

C. Dimensional requirements. NA
(1) Utility transmission lines must meet setback requirements from

lot lines and water bodies to the greatest extent practical by 
the configuration of the utility corridor in which they are located
and by the constraints of topography. With the exception of the
setback from lot lines, the dimensional requirements of Article 
V do not apply to utility transmission lines. All aboveground 
portions of utility transmission lines shall comply with the 
setback requirements of Article V and § 145-35J.

(2) In all zoning districts where the setback for structures is greater
than 10 feet from any lot line, the setback for the underground 
portion of a subsurface transmission line may be reduced to 
10 feet from any lot lines.

(3) Subsurface and aerial utility transmission lines may be placed 
within the setbacks from any lot line abutting a street right-of-
way provided no portion of a utility transmission line is placed 
between ground level and a height of 20 feet above the center 
line of the street within said setback. [Amended 6-4-1996]

§ 145-47.1. Public Transportation Shelter. 
[Added 11-6-2007]

Application Meet Requirements

Yes No NA Comments

Public transportation shelters may be placed within the ordinarily required 
setbacks as set forth in Article V. NA

§ 145-47.2. School Bus Shelter. [Added 11-6-2007] Application Meet Requirements
Yes No NA

A single school bus shelter which is accessory to a residential use may be 
placed within the ordinarily required setbacks as set forth in Article V on any 
residential lot following staff review for traffic safety and road maintenance 
impact. 

NA
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Article X
Site Plan Approval

               

§ 145-77. Data Requirements [Amended 4-
26-1996]

Application Meet Requirements

Yes No NA  Waiver Comments

Any application presented for approval shall include the following 
information if applicable:
A. A site plan drawn at a scale not smaller than one inch equals 40 

feet which shall contain the following information:  
W

Scale of plans are 1” = 200/ 60/ 50/ 40/ 20

Planning Board to consider a waiver permitting 
plans with a smaller plan scale of 1” = 40 feet. 

(1) The name and address of the applicant plus the name of 
the proposed development.

Y

(2) Total floor area, ground coverage and location of each 
proposed building, structure or addition.

Y*

Table recommended to be added to sheet C6.1.

SF of restaurant space, retail space and small event 
space within the Clubhouse to be noted where 
applicable throughout the plan set. 

(3) Perimeter survey of the parcel, made and certified by a 
registered land surveyor licensed in Maine, relating to 
reference points, showing true or magnetic North, graphic 
scale, corners of parcel, date of survey and total acreage. 
The requirement for a certified boundary survey may be 
waived by the reviewing authority if the proposed 
construction is located a distance equal to the required 
setback plus 10 feet from any lot line.

Y

Site plans have been prepared by a licensed engineer 
and not a surveyor. Boundary Survey of the Burnt Mill 
Estates Subdivision prepared by Corner Post Land 
Surveying. 

(4) All existing and proposed setback dimensions. Y Noted on sheet C6.1
(5) The size, location, direction and intensity of illumination of 

all major outdoor lighting apparatus and signs.
Y*

See note 9. No lighting proposed for shelters, 
restrooms, or other accessory buildings/ sheds in 
the Open Space golf course areas. Applicant to 
confirm.

(6) The type, size and location of all incineration devices. NA No such devices proposed.
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§ 145-77. Data Requirements [Amended 4-
26-1996]

Application Meet Requirements

Yes No NA  Waiver Comments

(7) The type, size and location of all machinery likely to 
generate appreciable noise at the lot lines.

NA

No such machinery noted. Irrigation pump house and 
Wastewater Pump building details not provided. Are 
any generators or equipment that produce noise 
anticipated for these buildings?

(8) The location, type and size of all existing and proposed 
catch basins, storm drainage facilities, wetlands, streams 
and watercourses and all utilities, both above and below 
ground.

Y

(9) All existing contours and proposed finished grade 
elevations of the portions of the site which will be altered 
and the system of drainage proposed to be constructed. 
Contour intervals shall be specified by the reviewing 
authority. This requirement may be waived by the 
reviewing authority if no additional lot coverage is 
proposed or the proposed lot coverage is less than 30% 
and has an area of less than 15,000 square feet.

Y 2 foot contours of the parcel identified on the plan.

(10) The location, type and size of all curbs, sidewalks, 
driveways, fences, retaining walls and parking space 
areas and the layouts thereof, together with the 
dimensions.

Y*

All parking appears to be designed to meet the 90 
degree parking requirements. Handicap accessible 
parking spaces are shown.

Required number of spaces to be determined for 
each Club use building and the Low Intensity 
Commercial Recreation (golf course/ driving range) 
use.  Handicap parking spaces to be shown with 
signage requirements noted on C6.0.

(10)
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§ 145-77. Data Requirements [Amended 4-
26-1996]

Application Meet Requirements

Yes No NA  Waiver Comments

(11) All landscaped areas, fencing and size and type of plant 
material upon the premises.

Y*

A landscape plan for the Kids Club is noted on sheet 
C6.7.  Planning Board to review the proposed 
landscaping along Hobbs Farm Road and determine 
if what is proposed is sufficient.

A landscape plan for the Clubhouse & Event Barn is 
noted on sheet C6.8. Planning Board to review the 
proposed landscaping along Hobbs Farm Road and 
determine if what is proposed is sufficient.

The Maintenance Building notes to protect existing trees
and maintain a treed buffer. No details of what exists 
for this buffer along Hobbs Farm Road is noted. 
Does the Board find what exists, sufficient?

Is landscaping proposed or required for the 
Shelter/Restroom off of Old Mill Trail?

See sheet C6.7 for Fitness Club landscaping proposed.
Planning Board to review the proposed landscaping 
along Old Mill Trail and determine if what is 
proposed is sufficient.

What landscape buffer is proposed for the Driving 
Range off of Hobbs Farm Road/ Old Mill Trail?

What plantings or fencing is proposed for residential
abutters next to the Fitness Club and near the Kid’s 
Club Plan references note 28 on sheet 2 of subdivision 
plan for buffer restrictions.
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§ 145-77. Data Requirements [Amended 4-
26-1996]

Application Meet Requirements

Yes No NA  Waiver Comments

(12) All existing or proposed rights-of-way, easements and 
other legal restrictions which may affect the premises in 
question.

Y See note 13 for Sheet C6.1 and C6.2 on sheet C6.0

(13) The locations, names and widths of all existing and 
proposed streets abutting the premises.

Y* Some street labelling needed on marked-up sheets. 

(14) The lot lines of all lots abutting the proposed development,
including those lots across the street, together with the 
names on file in the Town offices as of the date of the 
application.

Y*

Abutters noted on the site plan. See plan mark-ups for 
recommended changes. 

(15) An appropriate place for the signature(s) of the reviewing 
authority.

Y

B. Documentation of right, title or interest in the proposed site. Y
C. An on-site soils investigation report by a Maine Department of 

Human Services licensed site evaluator (unless the site is to be 
served by public sewer). The report shall identify the types of 
soil, location of test pits and proposed location and design for the
subsurface disposal system.

NA

D. The amount and type of any raw, finished or waste materials to 
be stored outside of roofed buildings, including their physical and
chemical properties, if appropriate.

Y See note 12 for sheet C6.1 and C6.2 on sheet C6.0

E. If the proposed use will be connected to the Wells Sanitary 
District's sewer system, a letter from the Sanitary District stating 
that adequate line and plant capacity to dispose of the generated
sewage will be available.

NA Not served by public sewer (WSD).

F. If the proposed use will be connected to the Kennebunk, 
Kennebunkport and Wells Water District water system, a letter 
from the Water District stating that adequate line and supply 
capacity to serve the proposed use will be available.

NA Not served by public water (KKWWD).
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§ 145-77. Data Requirements [Amended 4-
26-1996]

Application Meet Requirements

Yes No NA  Waiver Comments

G. Traffic data. Only the Planning Board may require that a site plan
application include a traffic engineering study should the project 
be considered one of substantial magnitude along any of the 
Town's state highways where fast-moving traffic occurs (i.e., 
Route Nos. 1, 109, 9, 9-A and 9-B). Should a traffic study be 
requested by the Planning Board, the following data shall be 
included:

Y*

The Planning Board to determine if traffic data is 
needed for the Golf Course, driving range, 
clubhouse, restaurant, Kids Club, Fitness Club & 
Pool and Maintenance Building impacts. 

Burnt Mill Estates subdivision review based traffic 
calculations off of the 174 dwelling units proposed. 

(1) The estimated peak-hour traffic to be generated by the 
proposal.

(2) Existing traffic counts and volumes on surrounding roads.

(3) Traffic accident data covering a recent three-year period.

(4) The capacity of surrounding roads, municipal facilities, 
parking and any improvements which may be necessary 
on such roads and facilities to accommodate anticipated 
traffic generation.

(5) The need for traffic signals and signs or other directional 
markers to regulate anticipated traffic.

H. A soil erosion and sedimentation control plan, prepared in 
accordance with the Maine Erosion and Sedimentation Control 
Handbook for Construction: Best Management Practices, 
published by the Maine Department of Environmental Protection 
and the Cumberland County Soil and Water Conservation 
District, 1991. [Amended 4-27-2007]

Y*

Standard conditions of approval to be added to the 
site plan. Soil erosion and sedimentation control Best 
Management Practices are a standard condition of 
approval, see note 17 for sheet C6.1 and C6.2 on sheet 
C6.0.



Town of Wells , Maine
Article X , 145-77 Data Requirements (Completeness Review)

Page 6 of 6

Project Name/District:
Burnt Mill Estates Site Plan - Rural & 75’ Shoreland 
Overlay District – Tax Map 62, Lots 12 & 13 and Map 63, 
Lot 7

Date of Review: 1/11/16; 1/22/16

Prepared By: Office of Planning & Development Company Name: Town of Wells

§ 145-77. Data Requirements [Amended 4-
26-1996]

Application Meet Requirements

Yes No NA  Waiver Comments

I. A stormwater management plan, prepared by a registered 
professional engineer in accordance with the most recent edition 
of Stormwater Management For Maine: BMPS Technical Design 
Manual, published by the Maine Department of Environmental 
Protection, 2006. Another methodology may be used if the 
applicant can demonstrate it is equally or more applicable to the 
site. A drainage analysis may be waived by the Planning Board 
upon request of the applicant and submittal of a letter from a 
registered professional engineer stating that there will be no 
adverse impacts to adjacent or downstream properties. [Added 
4-27-2007]

Stormwater management reviewed by the Town 
Engineer. 

Site Plan is subject to the MDEP, ACOE Permit #NAE-
2006-02949M3 dated 8/11/2015

J. Any other information or data the reviewing authority 
determines is necessary to demonstrate compliance with 
the standards of § 145-75. [Added 4-27-2007]
Chapter 201, Article IV. Sidewalk Development. NA

Notes:

1. See Article V, VI, VII review comments.
2. Fire Chief to review the Clubhouse/ Event Barn; the Kids Club, the Fitness Center/ Pool, and the Maintenance building to ensure 

sufficient access is proposed. Fire Department typically looks for:
a. Access to at least 3 sides of a building and sufficient off-street turnarounds
b. Knox Box installation for buildings and gates
c. Clear building numbering and signage to locate buildings/ neighborhoods
d. Note the distance to the nearest fire hydrant/ponds
e. Note size of proposed fire ponds
f. Note sprinkler systems to be installed if proposed/ required
g. Propane/ Fuel tanks labelled, noted to be above or below ground, and size of tank(s) proposed and setbacks if near abutting lot 

lines
h. Protective bollards for fuel tanks adjacent to parking areas/ travel ways
i. Dumpsters to be a minimum of 10 feet from buildings.



























Town of Wells, Maine

Final Major Subdivision Completeness Review

Page 1 of 7

Project Name/Tax Map & 
Lot #:

Millbrooke Farm Subdivision– Tax Map 72, Lots 4B, 12, 
& 13

District:
Rural & 75’ Shoreland 
Overlay District

Prepared By: Office of Planning & Development Review Date: 1/22/16; 02/01/16

Plans Dated: 1/11/16
Prelim. Plan Revisions

Submittal Date:
1/11/16

Chapter 202
Subdivision of Land

               

§ 202-9. Final plan for major subdivision
Application Meet Requirements

Yes No NA Waiver Comments

B. Submissions. The final plan shall consist of one or more maps or 
drawings drawn to a scale of not more than 100 feet to the inch. 
Plans for subdivisions containing more than 75 acres may be 
drawn at a scale of not more than 200 feet to the inch. Plans shall 
be no larger than 24 inches by 36 inches in size and shall have a 
margin of two inches outside of the border line on the left side for 
binding and a one-inch margin outside the border along the 
remaining sides. Space shall be reserved thereon for endorsement 
by the Board. One reproducible, stable-based transparent original 
and three copies of the plan shall be submitted. In addition, the 
applicant shall submit 11 copies of the final plan, reduced to a size 
of 11 inches by 17 inches, and all accompanying information to the 
Office of Planning and Development no less than 10 days prior to 
the meeting. The application for approval of the final plan shall 
include the following information: [Amended 4-13-1999]

Y

Plan scale is noted to be 1 inch = 100 feet. Road 
profile sheets are 1” = 20 feet. Landscaping plan is 
1” = 60 feet. Drainage sheets are 1” = 30 feet.

(1) Proposed name of the subdivision and the name of the 
municipality in which it is located, plus the Assessor's map 
and lot numbers.

Y*

The proposed 20.13 acre parcel to consist of the 70 
dwellings to be identified as Tax Map 72, Lot 4B. 
The Open Space parcel area proposed (60.69 
acres) to be combined with other Riverbend 
Woods Association parcels to be identified by a 
Map and Lot number to be assigned by the 
Town Assessor and shall be addressed on the 
final subdivision plan submission.

(2) An actual field survey of the boundary lines of the tract, 
giving complete descriptive data by bearings and distances, 
made and certified by a licensed land surveyor. The corners 
of the tract shall be located on the ground and marked by 
monuments. The plan shall indicate the type of monument 
set or found at each lot corner.

Y*
The subdivision plan set (sheets 1 and 2) shall 
be stamped by a licensed land surveyor prior to 
final plan approval.



Town of Wells, Maine

Final Major Subdivision Completeness Review
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Project Name/Tax Map & 
Lot #:

Millbrooke Farm Subdivision– Tax Map 72, Lots 4B, 12, 
& 13

District:
Rural & 75’ Shoreland 
Overlay District

Prepared By: Office of Planning & Development Review Date: 1/22/16; 02/01/16

Plans Dated: 1/11/16
Prelim. Plan Revisions

Submittal Date:
1/11/16

§ 202-9. Final plan for major subdivision
Application Meet Requirements

Yes No NA Waiver Comments

(3) The number of acres within the proposed subdivision, 
location of property lines, existing buildings, watercourses 
and other essential existing physical features.

Y*

The subdivision consists of 80.82 acres. 60.69 to be 
dedicated as Open Space. The proposed 20.13 
acre parcel for the multifamily development has no 
water bodies. Sheets 2 and 3 identify existing stone 
walls, trails, and adjacent structures. 

The proposed Open Space has approximately 438 
feet of frontage along the freshwater stream. This 
must be noted on sheet 2 on the final 
subdivision plan submission.

No timber harvest is proposed within the 
Shoreland Overlay District (to be noted on sheet 
3). Sheet 3 states disturbance within the 75’ 
Shoreland Overlay District shall comply with 145-33.

(4) Indication of the type of sewage disposal to be used in the 
subdivision. When sewage disposal is to be accomplished 
by connection to the public sewer, a written statement from 
the Wells Sanitary District indicating that the district has 
reviewed and approved the sewerage design shall be 
submitted.

Y

A letter from the WSD dated 9-17-12 was provided 
with the Heron Landing Subdivision submission. 
This letter states there is availability for 144 units. 
(Heron Landing has 56 units and Millbrooke Farm 
proposes 70). 56+70=126.

WSD public hearing held 1/19/16. Final WSD 
approval letter of Millbrooke Farm dated 1-25-2016..

(5) Indication of the type of water supply system(s) to be used 
in the subdivision.
(a) When water is to be supplied by public water supply, a 
written statement from the Kennebunk, Kennebunkport and 
Wells Water District shall be submitted indicating that the 
district has reviewed and approved the water system design.
A written statement shall be submitted from the Fire Chief 
approving all hydrant locations or other fire protection 
measures deemed necessary.  

A letter from KKWWD dated 10-5-12 was provided 
with the Heron Landing Subdivision submission. 
This letter states there is availability to serve the 
Concept Plan of phase 5, 6, and 7 of the 
Condonimiums at Riverbend Woods.

KKWWD granted approval of Millbrooke Farm water 
design on 1/12/2016.
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Final Major Subdivision Completeness Review
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Project Name/Tax Map & 
Lot #:

Millbrooke Farm Subdivision– Tax Map 72, Lots 4B, 12, 
& 13

District:
Rural & 75’ Shoreland 
Overlay District

Prepared By: Office of Planning & Development Review Date: 1/22/16; 02/01/16

Plans Dated: 1/11/16
Prelim. Plan Revisions

Submittal Date:
1/11/16

§ 202-9. Final plan for major subdivision
Application Meet Requirements

Yes No NA Waiver Comments

(b) The Board makes a finding that adequate groundwater 
resources to support one- and two-family homes, in both 
quantity and quality, are available generally throughout the 
Town of Wells. However:

NA

[1] When a proposed subdivision is not served by the 
Kennebunk, Kennebunkport and Wells Water District, 
evidence of adequate groundwater quality shall be 
required for proposed subdivisions in the vicinity of 
known sources of potential groundwater contamination, 
such as the Wells landfill, Bragdon septage disposal 
site and the Spiller sludge disposal site. The results of a
primary inorganic water analysis performed upon a well 
on the parcel to be subdivided or from wells on adjacent
parcels, between the parcel to be subdivided and the 
potential contamination source, shall be submitted.  
[2] When a proposed subdivision is to be served by a 
private central water system or contains structures other
than one- or two-family dwellings, evidence of adequate
groundwater quantity shall be required.  

(6) The date the plan was prepared, North point (identified as 
magnetic or true), graphic map scale, and names and 
addresses of the record owner, subdivider and individual or 
company who or which prepared the plan.

Y
Grid North is noted. Plan scales noted. Owner 
information and abutters.

(7) The location of any zoning boundaries affecting the 
subdivision Y

Rural District is noted on sheet 2, Note 2. Shoreland 
Overlay District is depicted on sheet 3.  

(8) The location and size of existing and proposed sewers, 
water mains, culverts and drainageways on or adjacent to 
the property to be subdivided.

Y*
Initial review is that the development will meet the 
Town requirements. Memo by the Town Engineer 
to be provided at final subdivision review.
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Project Name/Tax Map & 
Lot #:

Millbrooke Farm Subdivision– Tax Map 72, Lots 4B, 12, 
& 13

District:
Rural & 75’ Shoreland 
Overlay District

Prepared By: Office of Planning & Development Review Date: 1/22/16; 02/01/16

Plans Dated: 1/11/16
Prelim. Plan Revisions

Submittal Date:
1/11/16

§ 202-9. Final plan for major subdivision
Application Meet Requirements

Yes No NA Waiver Comments

(9) The location, names and present widths of existing and 
proposed streets, highways, easements, building lines, 
parks and other open spaces on or adjacent to the 
subdivision. The plan shall contain sufficient data to allow 
the location, bearing and length of every street line, lot line 
and boundary line to be readily determined and be 
reproduced upon the ground. These lines shall be tied to 
reference points previously established. The length of all 
straight lines, the deflection angle radii, length of curves and 
central angles of curves, tangent distances and tangent 
bearings for each street shall be included.

Y*

On 1/4/16 the Planning Board determined that the 
proposed road ways are acceptable (22 foot wide, 
paved, with concrete curbing and sidewalks) per 
201-10G. 

Stream frontage requirement to be noted on 
sheet 2. 

A path is proposed within 25 feet of the 
cemetery boundary. See §100-4, if proposed. A 
detail of the path construction is needed and to 
be added to sheet 17. 

(10) The width and location of any streets or public 
improvements shown upon the Official Map and the 
Comprehensive Plan, if any, within the subdivision.

Y

(11) All parcels of land proposed to be dedicated to public use 
and the conditions of such dedication. Written offers of 
cession to the municipality of all public open spaces shown 
on the plan and copies of agreements or other documents 
showing the manner in which open spaces to be retained by 
the developer or lot owners are to be maintained shall be 
submitted. If land is to be offered to the municipality, written 
evidence that the municipal officers are satisfied with the 
legal sufficiency of the written offer of cession shall be 
included.

Y*

Of the 80.82 acres 60.69 acres to be dedicated as 
Open Space. The final subdivision plan shall 
address if public use of the 60.69 acres of 
dedicate Open Space is proposed.

The minimum required Open Space per 202-12B 
is to be noted on sheet 2 on the final subdivision
plan submission.

(12) A list of construction items with cost estimates that will be 
completed by the developer prior to the sale of lots and, for 
subdivisions containing more than 20 lots, a separate list of 
construction and maintenance items, with both capital and 
annual operating cost estimates, that must be financed by 
the municipality or quasi-municipal districts.

Y*
A draft cost scheduled was provided for 3 phases. 
To be reviewed by Town Engineer.
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Project Name/Tax Map & 
Lot #:

Millbrooke Farm Subdivision– Tax Map 72, Lots 4B, 12, 
& 13

District:
Rural & 75’ Shoreland 
Overlay District

Prepared By: Office of Planning & Development Review Date: 1/22/16; 02/01/16

Plans Dated: 1/11/16
Prelim. Plan Revisions

Submittal Date:
1/11/16

§ 202-9. Final plan for major subdivision
Application Meet Requirements

Yes No NA Waiver Comments

(a) These lists shall include but not be limited to: schools, 
including busing; street maintenance and snow removal; 
police and fire protection; solid waste disposal; recreation 
facilities; stormwater drainage; wastewater treatment; and 
water supply.  

Y A community impact analysis was provided.

(b) The developer shall provide an estimate of the net 
increase in taxable assessed valuation at the completion of 
the construction of the subdivision.  

Y
An estimate for real estate taxes and excise taxes 
for this subdivision was provided. 

(13) If any portion of the subdivision is in a flood-prone area, the 
boundaries of any flood hazard areas and the one-hundred-
year flood elevation shall be delineated on the plan.

Y
Note 8 on sheet 2 states that the subdivision is not 
located within a flood zone.

(14) A soil erosion and sedimentation control plan, prepared in 
accordance with the Maine Erosion and Sedimentation 
Control Handbook for Construction: Best Management 
Practices, published by the Maine Department of 
Environmental Protection and the Cumberland County Soil 
and Water Conservation District, 1991. [Amended 4-27-
2007]

Y*

See sheet 3 note 12. Best management practices 
are a condition of approval.

Town Engineer to review soil erosion and 
sedimentation control plans. 

(15) A stormwater management plan, prepared by a registered 
professional engineer in accordance with the most recent 
edition of Stormwater Management For Maine: BMPS 
Technical Design Manual, published by the Maine 
Department of Environmental Protection, 2006. Another 
methodology may be used if the applicant can demonstrate 
it is equally or more applicable to the site. [Amended 4-27-
2007]

Y*

MDEP Approval # L-24408-87-E-A

Town Engineer to review stormwater considerations.

(16) If any portion of the proposed subdivision is located in the 
direct watershed of Ell Pond or within 500 feet of the upland 
edge of Hobbs Pond and meets the following criteria: 1. five 
or more lots or dwelling units created within any five-year 
period; or 2. any combination of 800 linear feet of new or 
upgraded driveways and/or streets, then the following shall 
be submitted or indicated on the plan: [Added 4-27-2007]

NA
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Project Name/Tax Map & 
Lot #:

Millbrooke Farm Subdivision– Tax Map 72, Lots 4B, 12, 
& 13

District:
Rural & 75’ Shoreland 
Overlay District

Prepared By: Office of Planning & Development Review Date: 1/22/16; 02/01/16

Plans Dated: 1/11/16
Prelim. Plan Revisions

Submittal Date:
1/11/16

§ 202-9. Final plan for major subdivision
Application Meet Requirements

Yes No NA Waiver Comments

(a) A phosphorus impact analysis and control plan 
conducted using the procedures set forth in MDEP 
Phosphorus Design Manual, Volume II of the Maine 
Stormwater Best Management Practices Manual, 2006. The 
analysis and control plan shall include all worksheets, 
engineering calculations, and construction specifications 
and diagrams for control measures, as required by the most 
recent edition of Stormwater Management For Maine: BMPS
Technical Design Manual, published by the Maine 
Department of Environmental Protection, 2006;
(b) A long-term maintenance plan for all phosphorus control 
measures;
(c) The contour lines shown on the plan shall be at an 
interval of no less than five feet; and
(d) Areas with sustained slopes greater than 25% covering 
more than one acre shall be delineated.

Preliminary FOF STANDARD CONDITIONS OF APPROVAL
1. Approval of a preliminary plan shall not constitute approval of the final plan or intent to approve the final plan, but rather it shall be deemed an

expression of approval of the design of the preliminary plan as a guide to the preparation of the final plan. The final plan shall be submitted for
approval of the Board upon fulfillment of the requirements of these regulations and the conditions of preliminary approval, if any. Prior to the
approval of the final plan, the Board may require additional changes as a result of the further study of the subdivision or as a result of new
information received

2. The developer must, within six months of the approval of the preliminary plan, file with the Planning Board an application for final approval.
Failure to do so may result in the Planning Board refusing to entertain such final plan, and the lapse of approval of the preliminary plan. The
final plan shall approximate the layout shown on the Preliminary Plan, plus recommendations and requirements made by the Planning Board.
Final Subdivision Application provided within 6 months of Preliminary Approval.

3. Prior to the submittal of the final plan application, the following approval shall be obtained in writing if applicable: Maine Dept. of Environmental
Protection, under the Site Location of Development Act and the Natural Resources Protection Act; the KKW Water District, if connected to
public water; Maine Dept. of Human Services, if a central water supply system is proposed; The Wells Sanitary District, if connected to public
sewer; Maine Dept. of Human Services, if a centralized or shared subsurface sewage disposal system if to be utilized; an Army Corps of
Engineers dredge and fill permit; NPDES permit for stormwater discharges. KKWWD  approval  letter  dated  1/12/16.  WSD  approval  letter  
dated 1-25-16. DEP approval granted in March 2013.

Preliminary FOF SPECIAL CONDITIONS OF APPROVAL:
1. Plan scale corrections shall be addressed on the final subdivision plan submission.  Completed on final submission.
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Project Name/Tax Map & 
Lot #:

Millbrooke Farm Subdivision– Tax Map 72, Lots 4B, 12, 
& 13

District:
Rural & 75’ Shoreland 
Overlay District

Prepared By: Office of Planning & Development Review Date: 1/22/16; 02/01/16

Plans Dated: 1/11/16
Prelim. Plan Revisions

Submittal Date:
1/11/16

2. Sheet 1 additional labels shall be addressed on the final subdivision plan submission. Completed on final submission.
3. The final subdivision plan submission shall include a note on sheet 2 regarding tree cutting/ forestery plan to satisfy the waiver granted on 

having to depict trees greater than 24” in diameter at breast height.  See note 19 on final submission. Waiver of depicting 24” trees 
granted and to be noted on sheet 2. 

4. The missing abutter shall be addressed on the final subdivision plan submission. Completed on final submission.
5. The final subdivision plan submission shall identify the Open Space parcel frontage on Willow Way. Completed on final submission.
6. A copy of the soil survey (SCS) map to be provided upon submission of the final subdivision application. Soil map provided by application 

in 1/4/16 dated letter. 
7. The final subdivision plan shall address recommended note changes and additions identified by the Planning Office on 12-31-2015. Most 

recommended changes were completed. Minor changes still not completed. 
8. The Riverbend Woods Homeowners Association document to be provided upon submission of the Final Subdivision Application which shall 

include Open Space restrictions, covenants and provisions to satisfy 145-48E and 202-12B and 202-12H(4). Town Engineer to review HOA 
documentation provided. Town Attorney review recommended
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Underdrained Soil Filter Sizing Calculations 
 



SEBAGO TECHNICS, INC. JOB 13448
75 John Roberts Road, Suite 1A SHEET NO. 1 OF 1

South Portland, ME 04106 CALCULATED BY CAB DATE 1/18/2016
(207) 856-0277   FAX (207) 856-2206 CHECKED BY CAB

FILE NAME 13448-WQV PRINT DATE 1/25/2016

Note:  Underdrained Soil Filters are sized in accordance with Chapter 7.1 of the Maine Department of 
Environmental Protection BMPs Technical Design Manual, latest revision

Treatment Calculations for Proposed Underdrained Soil Filter #1 (UDSF #1)

WQV Calculation
(WQV = Water Quality Volume)

Total Impervious Area = 8,439.0 sf
Total Landscaped Area= 12,935.0 sf

WQV (MDEP)= 1" x Impervious Area + 0.4"x Landscape Area = 1,134.4 cf 
WQV Provided = 1,422.0 cf (1,945 sf - 523 sf), see calcs

Filterbed Sizing (5% of impervious + 2% landscape area)

Filterbed Size Required= 680.7 sf
Filterbed Size Provided= 691.2 sf



 
 
 
 

Pre‐Development Drainage Calculations 
 



4S R4

SP3

Routing Diagram for 13448.DRAINAGE ROW
Prepared by Sebago Technics,  Printed 1/25/2016

HydroCAD® 10.00-14  s/n 00643  © 2015 HydroCAD Software Solutions LLC

Subcat Reach Pond Link



13448.DRAINAGE ROW
  Printed  1/25/2016Prepared by Sebago Technics

Page 2HydroCAD® 10.00-14  s/n 00643  © 2015 HydroCAD Software Solutions LLC

Area Listing (selected nodes)

Area
(acres)

CN Description
(subcatchment-numbers)

0.116 74 >75% Grass cover, Good, HSG C  (4S)

0.116 74 TOTAL AREA



Type III 24-hr  25-Year Storm Rainfall=5.40"13448.DRAINAGE ROW
  Printed  1/25/2016Prepared by Sebago Technics

Page 3HydroCAD® 10.00-14  s/n 00643  © 2015 HydroCAD Software Solutions LLC

Summary for Subcatchment 4S: 

Runoff = 0.25 cfs @ 12.26 hrs,  Volume= 0.024 af,  Depth> 2.48"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Type III 24-hr  25-Year Storm Rainfall=5.40"

Area (ac) CN Description
0.116 74 >75% Grass cover, Good, HSG C
0.116 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
18.3 120 0.0167 0.11 Sheet Flow, A to B

Grass: Dense   n= 0.240   P2= 3.00"

Summary for Reach R4: SP3

Inflow Area = 0.116 ac, 0.00% Impervious,  Inflow Depth > 2.48"    for  25-Year Storm event
Inflow = 0.25 cfs @ 12.26 hrs,  Volume= 0.024 af
Outflow = 0.25 cfs @ 12.26 hrs,  Volume= 0.024 af,  Atten= 0%,  Lag= 0.0 min

Routing by Stor-Ind+Trans method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs



Type III 24-hr  2-Year Storm Rainfall=3.00"13448.DRAINAGE ROW
  Printed  1/25/2016Prepared by Sebago Technics

Page 4HydroCAD® 10.00-14  s/n 00643  © 2015 HydroCAD Software Solutions LLC

Time span=5.00-20.00 hrs, dt=0.05 hrs, 301 points
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Stor-Ind+Trans method  -  Pond routing by Stor-Ind method

Peak Elev=73.77'   Inflow=2.76 cfs  0.187 afPond DMH9: 
18.0"  Round Culvert  n=0.011  L=170.0'  S=0.0025 '/'   Outflow=2.76 cfs  0.187 af



Type III 24-hr  10-Year Storm Rainfall=4.60"13448.DRAINAGE ROW
  Printed  1/25/2016Prepared by Sebago Technics

Page 5HydroCAD® 10.00-14  s/n 00643  © 2015 HydroCAD Software Solutions LLC

Time span=5.00-20.00 hrs, dt=0.05 hrs, 301 points
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Stor-Ind+Trans method  -  Pond routing by Stor-Ind method

Peak Elev=74.29'   Inflow=5.50 cfs  0.418 afPond DMH9: 
18.0"  Round Culvert  n=0.011  L=170.0'  S=0.0025 '/'   Outflow=5.50 cfs  0.418 af



 
 
 
 

Post‐Development Drainage Calculations 
 



40S R40

SP3

40P

Underdrained Soil Filter

Routing Diagram for 13448.DRAINAGE ROW
Prepared by Sebago Technics,  Printed 1/25/2016

HydroCAD® 10.00-14  s/n 00643  © 2015 HydroCAD Software Solutions LLC

Subcat Reach Pond Link



13448.DRAINAGE ROW
  Printed  1/25/2016Prepared by Sebago Technics

Page 2HydroCAD® 10.00-14  s/n 00643  © 2015 HydroCAD Software Solutions LLC

Area Listing (selected nodes)

Area
(acres)

CN Description
(subcatchment-numbers)

0.194 94 >75% Grass cover, Good, HSG C  (40S)
0.297 74 >75% Grass cover, Good, HSG C  (40S)

0.491 82 TOTAL AREA



Type III 24-hr  25-Year Storm Rainfall=5.40"13448.DRAINAGE ROW
  Printed  1/25/2016Prepared by Sebago Technics

Page 3HydroCAD® 10.00-14  s/n 00643  © 2015 HydroCAD Software Solutions LLC

Summary for Subcatchment 40S: 

Runoff = 1.97 cfs @ 12.08 hrs,  Volume= 0.132 af,  Depth> 3.23"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Type III 24-hr  25-Year Storm Rainfall=5.40"

Area (sf) CN Description
* 8,439 94 >75% Grass cover, Good, HSG C

12,935 74 >75% Grass cover, Good, HSG C
21,374 82 Weighted Average
21,374 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, TC time < 5 mins

Summary for Reach R40: SP3

Inflow Area = 0.491 ac, 0.00% Impervious,  Inflow Depth > 2.52"    for  25-Year Storm event
Inflow = 0.19 cfs @ 12.97 hrs,  Volume= 0.103 af
Outflow = 0.19 cfs @ 12.97 hrs,  Volume= 0.103 af,  Atten= 0%,  Lag= 0.0 min

Routing by Stor-Ind+Trans method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs

Summary for Pond 40P: Underdrained Soil Filter

Inflow Area = 0.491 ac, 0.00% Impervious,  Inflow Depth > 3.23"    for  25-Year Storm event
Inflow = 1.97 cfs @ 12.08 hrs,  Volume= 0.132 af
Outflow = 0.19 cfs @ 12.97 hrs,  Volume= 0.103 af,  Atten= 90%,  Lag= 53.7 min
Primary = 0.19 cfs @ 12.97 hrs,  Volume= 0.103 af

Routing by Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Peak Elev= 70.56' @ 12.97 hrs   Surf.Area= 2,347 sf   Storage= 3,205 cf
Flood Elev= 70.60'   Surf.Area= 2,361 sf   Storage= 3,298 cf

Plug-Flow detention time= 204.1 min calculated for 0.103 af (78% of inflow)
Center-of-Mass det. time= 148.4 min ( 927.5 - 779.0 )

Volume Invert Avail.Storage Storage Description
#1 66.50' 4,271 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Voids Inc.Store Cum.Store
(feet) (sq-ft) (%) (cubic-feet) (cubic-feet)
66.50 691 0.0 0 0
66.61 691 30.0 23 23
68.99 691 30.0 493 516
69.00 691 100.0 7 523
70.00 2,152 100.0 1,422 1,945
71.00 2,500 100.0 2,326 4,271
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Device Routing     Invert Outlet Devices
#1 Primary 66.50' 12.0"  Round Stormdrain   

L= 196.0'   CPP, square edge headwall,  Ke= 0.500   
Inlet / Outlet Invert= 66.50' / 65.70'   S= 0.0041 '/'   Cc= 0.900   
n= 0.013  Corrugated PE, smooth interior,  Flow Area= 0.79 sf   

#2 Device 1 66.50' 6.0"  Round Underdrain   
L= 148.0'   CPP, square edge headwall,  Ke= 0.500   
Inlet / Outlet Invert= 66.50' / 66.50'   S= 0.0000 '/'   Cc= 0.900   
n= 0.013  Corrugated PE, smooth interior,  Flow Area= 0.20 sf   

#3 Device 2 69.00' 4.000 in/hr Filtration over Surface area above 69.00'   
Excluded Surface area = 691 sf   

#4 Device 1 70.00' 0.2" x 0.2" Horiz. Grate X 36.00    C= 0.600   
Limited to weir flow at low heads   

Primary OutFlow  Max=0.19 cfs @ 12.97 hrs  HW=70.56'   (Free Discharge)
1=Stormdrain  (Passes 0.19 cfs of 4.48 cfs potential flow)

2=Underdrain  (Passes 0.15 cfs of 0.82 cfs potential flow)
3=Filtration  (Exfiltration Controls 0.15 cfs)

4=Grate  (Orifice Controls 0.04 cfs @ 3.60 fps)
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Time span=5.00-20.00 hrs, dt=0.05 hrs, 301 points
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Stor-Ind+Trans method  -  Pond routing by Stor-Ind method

Runoff Area=21,374 sf   0.00% Impervious   Runoff Depth>1.28"Subcatchment 40S: 
   Tc=5.0 min   CN=82   Runoff=0.79 cfs  0.052 af

   Inflow=0.08 cfs  0.037 afReach R40: SP3
   Outflow=0.08 cfs  0.037 af

Peak Elev=69.60'  Storage=1,203 cf   Inflow=0.79 cfs  0.052 afPond 40P: Underdrained Soil Filter
   Outflow=0.08 cfs  0.037 af

Total Runoff Area = 0.491 ac   Runoff Volume = 0.052 af   Average Runoff Depth = 1.28"
100.00% Pervious = 0.491 ac     0.00% Impervious = 0.000 ac
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Time span=5.00-20.00 hrs, dt=0.05 hrs, 301 points
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Stor-Ind+Trans method  -  Pond routing by Stor-Ind method

Runoff Area=21,374 sf   0.00% Impervious   Runoff Depth>2.55"Subcatchment 40S: 
   Tc=5.0 min   CN=82   Runoff=1.57 cfs  0.104 af

   Inflow=0.17 cfs  0.082 afReach R40: SP3
   Outflow=0.17 cfs  0.082 af

Peak Elev=70.24'  Storage=2,475 cf   Inflow=1.57 cfs  0.104 afPond 40P: Underdrained Soil Filter
   Outflow=0.17 cfs  0.082 af

Total Runoff Area = 0.491 ac   Runoff Volume = 0.104 af   Average Runoff Depth = 2.55"
100.00% Pervious = 0.491 ac     0.00% Impervious = 0.000 ac
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An Ordinance to Amend Chapter 145 (Land Use) of the Code of the Town of Wells
to Revise the Maximum Building Height in the General Business District

 for Municipal Facilities and Public Schools

NOTE: Proposed additions to existing Code sections are underlined.
Proposed deletions of existing Code sections are crossed out.
Other sections of the Ordinance are unchanged.

The Town of Wells hereby ordains and enacts “An Ordinance to Amend Chapter 145 (Land 

Use) of the Code of the Town of Wells to Revise the Maximum Building Height in the General 

Business District for Municipal Facilities and Public Schools” to read as follows:

Part 1:  Article V (District Regulations), § 145-26, entitled “General Business District” is hereby 

amended as follows:

G. Special provisions.:

(1) If a person owns parcels of land on the east and west sides of Route 1 within the 
General Business District, the parcels may be treated as a single lot of land, provided 
that he grants the Town a conservation easement over a portion of the land on the 
east side of Route 1. The easement shall cover a land area which, in conjunction with
the parcels on the west side of Route 1, is adequate to support the proposed use as 
regulated in the district. The lot on the west side of Route 1 shall meet the minimum 
lot size requirement. Any proposed easement shall be reviewed and approved by 
the Planning Board.

(2) A municipal facility use or a public school use is allowed a maximum building height 
of 54 feet if constructed with a roof with a minimum slope of 7/12 and if it does not 
have a floor higher than 35 feet above the average finished grade.

Part 2:  Effective Date.

This Ordinance shall take effect upon adoption by the Town Meeting.

Given under our hands this ____ day of ______________, 2016.

BOARD OF SELECTMEN OF THE TOWN OF WELLS:
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____________________________ ______________________________
Karl Ekstedt Christopher Chase

____________________________ ______________________________
Richard Clark Kathy Chase

____________________________
Timothy Roche



Planning & Development
208 Sanford Road, Wells, Maine   04090

Phone:  (207) 646-5187, Fax:  (207) 646-2935
Website:  www.wellstown.org

Michael  G. Livingston, Town Engineer/Planner mlivingston@wellstown.org

Shannon  M. L. Belanger,  Planning  Assistant sbelanger@wellstown.org

Memo
Date: January 20, 2016

To: Planning Board and Board of Selectmen

From: Michael G. Livingston, Town Engineer/Planner

Re: Zoning Change – Building Height exemption for Municipal Facility Use

Background:

 In 2015 several alternatives were proposed to increase the current building height limit of 34 
feet in the GB District in order to accommodate sloped roofs on 3-story buildings. The issued 
had been discussed during the review of the High School renovation project and will be a 
significant issue for the Police and Fire Safety complex project. Previous options considered 
included making a change to the entire GB Zone, to Route 1 from Chapel Road to Stephen 
Eaton Road, and Route 1 to Pope Creek to Stephen Eaton Road.  All alternatives were 
focused on maintaining the 3 story limitation but allowing buildings to exceed 34 feet in height 
if sloped roofs/design standards are incorporated. 

Purpose of Current Proposal:

Concerns on the scope of changes on Route 1 were expressed at workshop meetings and a 
public hearing; therefore, the exemption is  now proposed to be limited to Municipal Facility 
use in the General Business District. This provision would allow the Town to set an example 
for good architectural features and possible future zone changes encouraging design 
standards. 

Proposed Change: (depicted underlined/bolded)

Chapter 145. Land Use
Article V. District Regulations
§ 145-26. General Business District.

F. Dimensional requirements:
(5) Maximum building height: 34 feet, not to exceed three stories. (See § 145-35I.)

G. Special provisions….

2. A municipal facility use or a public school use is allowed a maximum building 
height of 54 feet if constructed with a roof with a minimum pitch of 7/12 and 
does not have a floor higher than 35 feet above the average finished grade. 
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Planning & Development
208 Sanford Road, Wells, Maine   04090

Phone:  (207) 646-5187, Fax:  (207) 646-2935
Website:  www.wellstown.org

Michael  G. Livingston, Town Engineer/Planner mlivingston@wellstown.org

Shannon  M. L. Belanger,  Planning  Assistant sbelanger@wellstown.org

Memo
Date: January 15, 2016

To: Planning Board and Board of Selectmen

From: Michael G. Livingston, Town Engineer/Planner

Re: Other Possible Zoning Change Considerations for June 2016

I. “House Keeping” Items
Change outdated references in ordinances

i. Multiple references to Chapter §260 (old subdivision section) should 
be corrected to the current subdivision Chapter §202

ii. References to Chapter §115 instead of the current Chapter §116, 
Floodplain Management, to be corrected to §116

iii. References to Growth Management Chapter §174 to be corrected to 
refer to Chapter §175 (which expired 6-30-2008) or eliminated

II. Changes to Chapter §145-49. Residential Cluster Development to eliminate conflict 
with the Comprehensive Plan on the Aquifer Protection Zone and to allow a change 
in lot coverage on clustered lots in the Rural Zone. 

III. Changes to the Reviewing Authority Chart (Chapter 145 Attachment A) to clarify 
thresholds of review and allow “minor” amendments to be approved by the Code 
Enforcement Officer and Planner.  Over several years the Planning Board and Staff 
Review Committee have expressed the desire to allow minor site plan amendments 
to be approved by the staff to expedite approvals. (Sheds, small additions, minor 
paving, minor parking alternations, minor property line adjustments, etc.)

IV. Changes and additions to §201-10 to create an approval process for private streets. 
Currently no approval process exists and standards are not clear. The addition would 
require Staff Review Committee approval (Fire Chief, Police Chief, Public Works, 
Code Office and Planning Office) of private streets not in a subdivision. The 
Committee is comprised of all the critical Departments that should be involved with 
roads.

See attached materials.
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Chapter 1. General Provisions 

Article I. Adoption of Code 

§ 1-1. Adoption of Code.

The various chapters and articles of the 1985 Code of the Town of Wells, and subsequent 
ordinances of the Town of Wells of a general and permanent nature adopted by the Town Meeting 
and Board of Selectmen of the Town of Wells, as revised, codified and consolidated into chapters 
and sections by General Code Publishers Corp., and consisting of Chapters 1 through 212, together 
with certain regulations contained in Chapters 230 and 202 260, are hereby approved, adopted, 
ordained and enacted as the "Wells Municipal Code," hereinafter referred to as the "Code."

Chapter 91. Building Construction 

[HISTORY: Adopted by the Town of Wells as indicated in article histories. Amendments noted where 
applicable.]
GENERAL REFERENCES
Floodplain management — See Ch. 116 115.
Historic preservation — See Ch. 132.
Land use — See Ch. 145.
Residential growth — See Ch. 174.
Subdivision of land — See Ch. 202 260.

Chapter 116. Floodplain Management 

[HISTORY: Adopted by the Town of Wells 11-5-2002. Amendments noted where applicable.]
GENERAL REFERENCES
Building construction — See Ch. 91.
Historic preservation — See Ch. 132.
Land use — See Ch. 145.
Subdivision of land — See Ch. 202 260.

Chapter 132. Historic Preservation 

[HISTORY: Adopted by the Town of Wells 3-8-1985. Amendments noted where applicable.]
GENERAL REFERENCES
Building construction — See Ch. 91.
Floodplain management — See Ch. 116 115.
Land use - See Ch. 145.
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Chapter 145. Land Use 

[HISTORY: Adopted by the Town of Wells 11-2-1993. Amendments noted where applicable.]
GENERAL REFERENCES
Planning Board — See Ch. 53.
Building construction — See Ch. 91.
Floodplain management — See Ch. 116 115.
Historic preservation — See Ch. 132.
Residential growth — See Ch. 174.
Subdivision of land — See Ch. 202 260.

§ 145-12. Nonconforming uses.

F. Mobile home parks outside Mobile Home Park Overlay District.[Added 11-5-2002]
(1) Notwithstanding § 145-12E, the Planning Board, acting under Chapter 202 260
(Subdivision of Land), may permit the expansion of a legally nonconforming existing mobile 

home park which is located outside the Mobile Home Park Overlay District, subject to the 

following conditions:

(2) Notwithstanding anything to the contrary in 1 M.R.S.A.§ 302, this § 145-12F applies to 
any application under this Chapter or under Chapter 202 260, whether or not such 
application has become a pending proceeding as defined in 1 M.R.S.A. § 302.

§ 145-34. Mobile Home Park Overlay District.

B. General requirements. Except as stipulated below, mobile home parks shall meet all the 
requirements for a residential subdivision, shall conform to all the requirements of the underlying 
district and shall conform to all applicable state laws and local ordinances or regulations. Where the 
provisions of this section conflict with specific provisions of this chapter or Chapter 202 260
(Subdivision of Land) of the Wells Municipal Code, the provisions of this section shall prevail.

§ 145-35. General regulations.

I. No floor of a building higher than 30 feet above the average finished grade shall be designed as 
habitable space. The maximum building height may be increased by the amount required to comply 
with Chapter 116 115, Floodplain Management, § 115-6, Development standards, but not to exceed 
five additional feet provided the building shall not exceed three stories, be covered with a pitched, 
shingled roof, and be constructed on a foundation used for parking or storage only and not living 
space.[Amended 11-6-2001]
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Chapter 201. Streets and Sidewalks 

[HISTORY: Adopted by the Town of Wells as indicated in article histories. Amendments noted where 
applicable.]
GENERAL REFERENCES
Vehicles and traffic — See Ch. 212.
Subdivision of land — See Ch. 202 260.

Chapter 202. Subdivision of Land 

[HISTORY: Adopted by the Planning Board of the Town of Wells 4-11-1994; readopted and 
renumbered by the Town of Wells 4-16-2004.[1] Subsequent amendments noted where applicable.]

GENERAL REFERENCES
Planning Board — See Ch. 53.
Building construction — See Ch. 91.
Floodplain management — See Ch. 116 115.
Historic preservation — See Ch. 132.
Land use — See Ch. 145.
Residential growth — See Ch. 175.
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Chapter 145. Land Use 

Article VII. Performance Standards 

§ 145-49. Residential cluster development. [Amended 11-7-2006]

The purpose of this section is to allow, by Planning Board approval, the clustering of one- and two-
family dwelling units. Clustering shall provide a more efficient use of land resulting in the 
preservation of natural land forms, wetlands, wildlife and waterfowl habitats, significant vegetation 
and agricultural lands, other natural resources, and historic sites. Notwithstanding other provisions of
this chapter, the Planning Board may modify the dimensional requirements of this chapter as 
specified in this section to permit the clustering of one- and two-family homes. Such modifications 
shall not be construed as the granting of a variance to relieve hardship.

A. Permitted locations. Residential cluster development shall be permitted in all zoning districts 
where residential development is allowed except the Aquifer Protection District and the Shoreland
Overlay District.

A. Permitted locations. Residential cluster development shall be permitted in all zoning districts 
where residential development is allowed. All areas of a cluster subdivision located within the Aquifer
Protection District or the Shoreland Overlay District shall be dedicated as undeveloped open space.

B. Density. The maximum density of dwelling units permitted shall be the same as permitted in the 
district(s) in which the cluster development is located, unless density bonuses are granted in 
accordance with § 145-49D. To determine maximum density the following steps shall be taken:

(1) A sketch plan shall be submitted showing a standard nonclustered subdivision layout. 
Each lot in the standard subdivision shall meet the minimum lot size, density and lot width 
requirements of this chapter and, if not serviced by public sewer, shall have an area suitable 
for subsurface wastewater disposal according to the Maine Subsurface Wastewater Disposal
Rules. In addition, the lots shown in the standard subdivision sketch plan shall be designed 
in accordance with subdivision standards and shall not require a variance or waiver from the 
existing ordinances or regulations in order to achieve the layout supporting the proposed 
density.
(1)(2) In order to determine the maximum number of dwelling units permitted on a tract of 
land the net residential acreage shall be determined by calculating net area and subtracting 
15% of the area of the lot to account for roads and parking.
(2)(3) A cluster development layout shall be submitted indicating a minimum of 35% open 
space and significant natural features.
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C.  Dimensional requirements.
(1) The minimum lot sizes may be reduced to 20,000 square feet in any district where 
clustering is allowed, if not serviced by public sewer, or may be reduced to the following if on 
public sewer:

Served by Public Sewer

Type of Dwelling
RA, GB and RC Districts
(square feet)

One-family dwelling 10,000

Two-family dwelling 15,000
(2) The required setbacks from lot lines and from street rights-of-way within the cluster 
development may be reduced, but no structure shall be located within 15 feet of any lot line 
or within 20 feet of any street right-of-way within the cluster development.
(3) The required street frontage may be reduced to no less than 50 feet.
(4) When a lot in a cluster subdivision abuts a nonclustered residential lot, the setback in the 
cluster subdivision lot shall be twice the required setback along the adjoining lot line. The 
Planning Board may require additional screening or restrict the removal of vegetation within 
the setback to provide a buffer between higher and lower density development.
(5) The maximum lot coverage of 20% in the Rural District may be allowed by the Planning 
Board to be increased to 40% on lots smaller than 40,000 square feet in area.
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  LAND USE
145 Attachment 1

Town of Wells

Reviewing Authority Chart
[Amended 11-2-2004]

SCOPE REVIEWING AUTHORITY

I II III

Code Enforcement Officer
And Planner

Staff Review Committee Planning Board

A. New use requiring site plan 
approval

No Up to 6,000 sq. ft. gross floor area 
and/or lot coverage 3

Or
Up to 25 new or additional parking 

spaces 3

Over 6,000 sq. ft gross floor area
And/or lot coverage

Or
Over 25 new or additional parking 

spaces
Or

Any telecommunication towers, or 
utility transmission lines 

B. Expansion of, change to, or 
amendment to an existing use 

requiring site plan review 
(except as provided in Section 

C below)

Alteration of less than 1,000 sq. ft.
gross floor area and/or lot 

coverage 3
And

5 or fewer additional parking 
spaces 3

And
The property is not subject to a 

prior site plan approval by a 
higher reviewing authority. 

Alteration of 1,000 to 6,000 sq. ft 
and or lot coverage 3

Or
More than 5 and up to 25 additional 

parking spaces 3
And

The property is not subject to a prior 
site plan approval by a higher 
reviewing authority, except as 

provided in Note 4 below.

Alteration of over 6,000  sq. ft. gross
floor area and/or lot coverage 

Or
Over 25 additional parking spaces

C. Amendment to an approved 
site plan involving minor 

alterations 5

Alteration of less than 300 sq. ft. 
gross floor area or lot coverage 3

Or
Less than 5 additional or 
relocated parking spaces 3

Alternation of 300 sq. ft. to 2,000 sq.
ft. and or lot coverage 3

Or
More than 5 and up to 25 additional 

parking spaces 3

Alteration of over 2,000  sq. ft. gross
floor area and/or lot coverage area  

Or
Over 25 additional parking spaces

D. Amendment to an approved 
site plan involving an increase 
in vegetated lot area currently 
not proposed to be developed

Yes No No

E. Amendment to an approved 
site plan involving only a 

change of use with no other 
proposed changes to the 

approved site plan 1

Yes No No

F. Amendments to an approved 
site plan involving changes 

only to uses or structures not 
ordinarily requiring site plan 

approval 1

Any such changes shall be designated on a copy of the approved site plan by the applicant, and the plan shall be 
submitted to the Code Enforcement Officer for filing in the Office of Planning and Development. Such changes do

not require site plan approval as set forth in Article X unless the Code Enforcement Officer finds that such 
changes may create a significant impact on the other uses on the site for which site plan review was required.

G. Amendments to an approved 
site plan involving field 

changes to an approved site 
plan during construction 

period.

See §145-74G(4)

NOTES:
1 A change of use from a use having site plan approval to another use requiring site plan approval shall be processed as a site plan amendment.. Changes 

involving uses listed in Article V as a permitted use not requiring site plan approval shall not be processed as a site plan amendment.
2 Site Plan approval shall expire if a use has been established and then discontinued for five years or more per 145-74F(3).
3 Accumulated alterations within any five-year period.
4 Properties subject to a prior site plan approval by the Planning Board or the former Site Review Board shall be reviewed by the Planning Board, except that 

the Staff Review Committee may review and approve amendments to such site plans in the following circumstances: a) the change does not involve an 
increase in gross floor area of greater than 2,000 square feet within a 5 year period, and b) does not involve an increase of lot coverage area greater than 
4,000 square feet within a 5 year period,  and (c) the change does not involve the proposed change of any condition or restriction placed on the prior 
approval. 

5 Minor Alterations Include the following: (1) changes to the approved location of a structure footprint,  dumpster, lighting and sign up to 5 feet horizontally; 
(2) changes to utilities such as water, sewer, or electrical placement due to WSD,  KK&WWD, Power Company, or Town Engineer recommendations; (3) 
structural alterations/additions to accommodate sheds, bulkheads, decks, stairs and other minor structural alterations/ additions; (4) alternations in drainage 
that have an insignificant effect on stormwater management or erosion control plans; (5) minor landscaping, parking reconfigurations, and planting changes.

6 Conditions of approval or notes written on the face of the site plan may be amended only by the reviewing authority that approved the site plan (§145-

74G(1)(b)) or the Planning Board.



  LAND USE
145 Attachment 1

Town of Wells

Reviewing Authority Chart
[Amended 11-2-2004]

NOTE: Proposed additions to existing Code sections are underlined.
Proposed deletions of existing Code sections are crossed out.
Other sections of the Ordinance are unchanged.

SCOPE REVIEWING AUTHORITY

I II III

Use or Structure Code Enforcement Officer
And Planner

Staff Review Committee Planning Board

A. New use requiring site plan 
approval

Or
Change to a use requiring site 
plan approval with increased 
gross floor area, or land area

Or
Resumption of an existing use 
requiring site plan approval 2

No Up to 6,000 sq. ft. gross floor area 
and/or lot coverage 3  land area 3

Or
Fewer than Up to 25 new or 

additional parking spaces 3 required 
under §145-39

And
The property is not subject to a prior 

site plan approval by a higher 
reviewing authority, or the former 

Site Review Board except as 
provided in Note 4 below.

Over 6,000 sq. ft gross floor area
And/or lot coverage land area 3

Or
Over 25 new or additional parking 

spaces required under §145-39

Or
Any telecommunication towers, or 
utility transmission lines or public 

utility facilities

B. Expansion of, change to, or 
amendment to an existing use 

requiring site plan review 
(except as provided in Section 

C below)

Enlargement by Alteration of less 
than 1,000 sq. ft. gross floor area 
and/or lot coverage 3 land area 3

And
5 or fewer additional parking 

spaces 3 required under §145-39

And
The property is not subject to a 

prior site plan approval by a 
higher reviewing authority. or the 

former Site Review Board

Enlargement by Alteration of 1,000 
to 6,000 sq. ft and or lot coverage 3 

land area 3
Or

More than 5 and up to 25 additional 
parking spaces 3 required under 

§145-39

And
The property is not subject to a prior 

site plan approval by a higher 
reviewing authority, or the former 

Site Review Board except as 
provided in Note 4 below.

Enlargement by Alteration of over 
6,000  sq. ft. gross floor area and/or 

lot coverage land area 3
Or

Over 25 additional parking spaces 
required under §145-39

C. Amendment to an approved 
site plan involving minor 

alterations 5

Alteration of less than 300 sq. ft. 
gross floor area or lot coverage 3

Or
Less than 5 additional or 
relocated parking spaces 3

Alternation of 300 sq. ft. to 2,000 sq.
ft. and or lot coverage 3

Or
More than 5 and up to 25 additional 

parking spaces 3

Alteration of over 2,000  sq. ft. gross
floor area and/or lot coverage area

Or
Over 25 additional parking spaces

D. Amendment to an approved 
site plan involving an increase 
in vegetated lot area currently 
not proposed to be developed

Yes No No

E. Amendment to an approved 
site plan involving only a 

change of use with no other 
proposed changes to the 

approved site plan 1

Yes No No

F. Amendments to an approved 
site plan involving changes 

only to uses or structures not 
ordinarily requiring site plan 

approval 1

Any such changes shall be designated on a copy of the approved site plan by the applicant, and the plan shall be 
submitted to the Code Enforcement Officer for filing in the Office of Planning and Development. Such changes do 
not require site plan approval as set forth in Article X unless the Code Enforcement Officer finds that such changes 

may create a significant impact on the other uses on the site for which site plan review was required.

G. Amendments to an approved 
site plan involving field 

changes to an approved site 
plan during construction 

period.

See §145-74G(4)

NOTES:
1 A change of use from a use having site plan approval to another use requiring site plan approval shall be processed as a site plan amendment. Any other changes of 

use shall be processed as a new site plan application. Changes involving uses listed in Article V as a permitted use not requiring site plan approval shall not be 
processed as a site plan amendment.

2 Site Plan approval shall expire if a use has been established and then discontinued for five years or more per 145-74F(3).  Uses discontinued for more than one year 
but for less than two years may be resumed upon obtaining a use permit. A use that has lapsed for less than on eyear shall not be considered to be discontinued, and 
a new use permit shall not be required. 

3 Accumulated alterations within Within any five-year period. and not including parking areas required by §145-39

4 Properties subject to a prior site plan approval by the Planning Board or the former Site Review Board shall be reviewed by the Planning Board, except that the Staff
Review Committee may review and approve amendments to such site plans in the following circumstances: a) the change does not involve an increase in gross floor
area of greater than 2,000 square feet within a 5 year period, and b) does not involve an increase of lot coverage area greater than 4,000 square feet within a 5 year 
period,  the change does not involve an increase in gross floor area of greater than 10% of the existing total gross floor area of structures on the property, and (c) the 
change does not involve the proposed change of any condition or restriction placed on the prior approval. The Staff Review Committee may, for whatever reason, 
refer any such proposed site plan amendment to the Planning Board for review.

5 Minor Alterations Include the following: (1) changes to the approved location of a structure footprint,  dumpster, lighting and sign up to 5 feet horizontally; (2) 
changes to utilities such as water, sewer, or electrical placement due to WSD,  KK&WWD, Power Company, or Town Engineer recommendations; (3) structural 
alterations/additions to accommodate sheds, bulkheads, decks, stairs and other minor structural alterations/ additions; (4) alternations in drainage that have an 
insignificant effect on stormwater management or erosion control plans; (5) minor landscaping, parking reconfigurations, and planting changes.

6 Conditions of approval or notes written on the face of the site plan may be amended only by the reviewing authority that approved the site plan (§145-74G(1)(b)) or 
the Planning Board.



Chapter 145. Land Use 

Article X. Site Plan Approval 

§ 145-74. Review and approval processes. [Amended 4-28-1995; 4-26-1996; 4-19-1997]

B. Code Enforcement Officer and Planner review process.
(1) Applications for site plan approval are to be filed with the Office of Planning and 
Development. Within seven days of receiving an application, along with certification that the 
abutters have been notified of the proposed plan by the applicant, the Code Enforcement 
Officer and Planner shall determine whether the proposed use meets the requirements of 
Articles V, VI and VII and shall determine whether the application is complete. If it does not 
meet the requirements of Articles V, VI and VII the Code Enforcement Officer shall notify the 
applicant in writing that the application has been denied. If it does meet Articles V, VI and VII
it shall be reviewed for completeness. If it is not complete, the applicant shall be notified, in 
writing, of the additional information required to complete the application.
(2) Within 14 days of determining the application is complete, the Code Enforcement Officer 
and Planner shall approve the application and sign the site plan, approve the application with
conditions and sign the site plan or deny the application.[Amended 11-7-2000]
(3) The Code Enforcement Officer and Planner shall only approve a site plan application if 
the Code Enforcement Officer and Planner determines that the plan meets the criteria of 
§ 145-75. The Code Enforcement Officer and Planner shall prepare written findings of fact, 
based on the evidence presented, including his conclusions and basis thereof.
(4) Failure of the Code Enforcement Officer and Planner to act on a complete application 
within 14 days shall constitute a denial of the application.

§ 145-78. Appeals. [Amended 4-26-1996; 4-19-1997]

A. If the Code Enforcement Officer and Planner or Staff Review Committee denies or grants an 
approval for a site plan application that is objectionable to the applicant or to any abutting landowner 
or to any aggrieved person who can demonstrate a direct negative impact, or when it is claimed that 
the provisions of this chapter do not apply or that the true intent and meaning of this chapter have 
been misconstrued or wrongfully interpreted, the applicant, an abutting landowner or an aggrieved 
person may appeal the decision to the Planning Board within 30 days of the reviewing authority's 
decision. The Planning Board shall review the site plan application and the decision of the Code 
Enforcement Officer and Planner or the Staff Review Committee.

(1) If the Planning Board finds that the application meets the criteria of §§ 145-75, 145-76 
and 145-77 it shall approve the application.
(2) If the Planning Board finds that the application does not meet the criteria of §§ 145-75, 
145-76 and 145-77:

(a) The Board shall deny the application; or
(b) The Board shall allow the applicant to submit to the Planning Board changes to 
the application to correct the deficiency. If necessary, the Planning Board may 
conduct any additional meetings sufficient to review submitted changes; or
(c) The Board may place conditions of approval on the application which remedy the 
deficiency.

(3) A denial by the Code Enforcement Officer and Planner or the Staff Review Committee will
automatically be placed on the Planning Board agenda as an appeal unless the applicant 
withdraws the application.
(4) Any appeal to the Planning Board shall be a listed agenda item and appear on a meeting 
agenda posted as per § 145-74D(1).
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Article II. General Provisions [Adopted 4-23-1994]

§ 201-9. Effective date. [Amended 11-6-2001]

The effective date of this article shall be July 1, 1994. Amendments shall be effective upon 
adoption, unless otherwise provided.

§ 201-10. Streets constructed after July 1, 1994. [Amended 11-6-2001]

A. All street and related drainage plans shall be stamped and signed by a professional engineer 
registered by the State of Maine. The engineer's seal shall be affixed to all design drawings.

B. The minimum right-of-way width for all streets except boulevards shall be 50 feet. The 
minimum right-of-way width for each lane contained in a boulevard shall be 20 feet and shall 
include the roadbed. Access to street side embankments and drainage facilities shall be provided 
within the right-of-way or by access easements over the adjacent land. All such easements shall 
be shown on the design drawings.

C. All streets shall be designed in accordance with Article III, Specifications, of this chapter.

D. The roadway shall be centered within the right-of-way unless otherwise authorized by the 
Road Commissioner.[Amended 4-29-2005]

E. Any dead-end street shall have a turnaround at its end which shall be a cul-de-sac having a 
paved area with an outside radius of 65 feet or another design approved by the Road 
Commissioner and the Fire Chief. Cul-de-sacs may have a center island, provided that the width 
of the paved area around the island shall be at least 25 feet, and provided that the center island 
will not obstruct the movements of emergency vehicles around the cul-de-sac.[Amended 4-29-
2005]

F. The minimum paved width of a roadway shall be 24 feet and shall be centered on a gravel 
base. In a residential subdivision containing For a street providing access to fewer than 15 lots or
dwelling units, the width of the paved roadway may be reduced to 20 feet. The minimum width 
of gravel base in either case shall be 30 feet.[Amended 4-29-2005]

(1) Private streets in subdivisions providing access to fewer than six lots or dwelling units
 do not have to be paved, and the width of the gravel base may be reduced to 26 feet.

(2) Private streets less than 1,000 feet in length which provide access to fewer than four 
lots or dwelling units do not have to be paved, and the width of the gravel base may be reduced 
to 20 feet.

(3) Private streets built under the provisions of Subsection F will not be considered for 
acceptance as Town streets. If the private street is shown on a subdivision plan and/or a site plan,
the plan or plans shall contain a note reflecting that the street is and will remain a private street in
accordance with the terms of this article.

(4) The minimum paved width of a lane in a boulevard shall be 12 feet, centered on a 
gravel base, with a minimum width of 15 feet.
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G. Roads in condominium projects, campgrounds (whether tent or RV), lodging facilities, and 
multifamily dwelling unit projects shall be built to the standards imposed by the Planning Board 
during the review process and shall not be offered to the Town for acceptance. Each approved 
subdivision or site plan for a condominium, lodging facility, campground or multifamily 
dwelling project shall contain a note that affords public notice that project roads are and will 
remain private and will not be considered for Town acceptance.[Amended 4-29-2005]

H. Private streets constructed after June    , 2016, not within a subdivision or part of a site plan 

approved by the Planning Board, shall be approved by the Staff Review Committee prior to 

construction or the creation of an additional lot or dwelling unit that utilizes said private street. 

Applications shall be submitted to the Office of Planning and Development on the appropriate 

application form and with the application fee. The following procedures will be followed:

(1) A street plan meeting the standards of this chapter shall be submitted, reviewed and 

approved by the Staff Review Committee.

(2) The applicant shall submit to the Office of Planning and Development an application form, a 
plan of the subject property showing existing and proposed conditions, buildings within 100 
feet of the street right of way, lot boundaries, adjacent streets, entrances to other streets, 
sight distances, water bodies, wetlands, contours, utilities, any other significant features.

(3) Proof of right, title and interest shall be submitted and address the ability to establish or 
upgrade and maintain the private street.

(4) Staff Review Committee process.
(a) The membership of the Staff Review Committee shall include the Road Commissioner, 
the Fire Chief, the Police Chief, the Code Enforcement Officer, Town Engineer (if any) and 
Director of Planning and Development or their designees. The Director of Planning and 
Development is the Chair of the Committee and shall designate the Vice Chair.
(b) If there are street approval applications to review, the Staff Review Committee shall 
review at their regularly scheduled meetings. The agenda for each Staff Review Committee 
meeting shall be posted in the Town Hall at least seven days prior to the meeting. Scheduled
meetings may be rescheduled if the Committee members or their designees are unable to 
attend to a time agreed to by all applicants on the agenda for the meeting.
(c) An applicant shall be notified of any Staff Committee meetings at which the applicant's 
plan will be reviewed and shall have a representative attend any Staff Review Committee 
meetings at which the plan may be reviewed.
(d) A new application, revised application or proposed amendment to an approved plan shall 
be submitted to the Office of Planning and Development at least 10 days prior to the meeting 
at which it will be considered. The application shall be accompanied by a street plan and the 
required fee.
(e) Upon determining that the application is complete, the Committee shall review the street 
plan and either approve the application and sign the site plan, continue the application with 
conditions or deny the application.
(f) The Staff Review Committee may only approve an application by a unanimous vote, and 
its decision shall be based on the criteria found in § 201, and it shall inform the applicant in 
writing within seven days of its decision stating its reasons. The Committee shall prepare 
detailed, written findings of fact, based on the evidence presented, and its conclusions and 
basis thereof.
(g) The Staff Review Committee shall take action on a complete application within 35 days of
its receipt by the Staff Review Committee or within a period of time mutually agreed to by the 
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applicant and the Staff Review Committee. Failure to take action within 35 days or within the 
mutually agreed to time period shall constitute an automatic denial of the plan.

(5) If the Staff Review Committee denies an application or grants an approval that is 
objectionable to the applicant or to any abutting landowner or any aggrieved person who can 
demonstrate a direct negative impact or when it is claimed that the provisions of this chapter 
do not apply or that the true intent and meaning of this chapter have been misconstrued or 
wrongfully interpreted, the applicant, an abutting landowner or an aggrieved person may 
appeal the decision of the Zoning Board of Appeals as follows:

(a) Appeals involving administrative procedure or interpretation of this article may be 
heard and decided as detailed below:

(i) Appeals involving administrative procedure or interpretation of this article 
shall be from the decision of the Staff Review Committee to the Wells Zoning 
Board of Appeals and from the Wells Zoning Board of Appeals to the 
Superior Court according to state law. The procedure at the Zoning Board of 
Appeals shall be as follows: The appellant's case shall be heard first. To 
maintain an orderly procedure, each side shall proceed without interruption. 
Questions may be asked through the Chair. All persons at the hearing shall 
abide by the order of the Chair. The concurring vote of a majority of the 
members of the Zoning Board of Appeals present and voting shall be 
required to decide in favor of the applicant on any matter which the Zoning 
Board of Appeals is required to decide. The applicant shall have the burden 
of proof. The Zoning Board of Appeals may modify or reverse a decision of 
the Staff Review Committee only if it finds an error of law, misinterpretation of
this Code or misapplication of the law to the facts. If the Zoning Board of 
Appeals modifies or reverses a decision of the Staff Review Committee, the 
Zoning Board of Appeals shall remand with instructions for such further 
action as may be necessary. Review by the Zoning Board of Appeals is 
limited to the record of the proceedings before the Staff Review Committee 
and the Zoning Board of Appeals shall not receive or consider any evidence 
that was not presented to the Staff Review Committee, but the Zoning Board 
of Appeals may receive and consider oral or written argument. If the Zoning 
Board of Appeals determines that the record of the Staff Review Committee 
proceedings is not adequate, the Board of Appeals may remand the matter to
the Staff Review Committee for additional fact finding.

(b) When errors of administrative procedure are found by the Zoning Board of 
Appeals, the case shall be referred back to the Staff Review Committee for 
rectification.
(c) When errors of interpretation are found, the Wells Zoning Board of Appeals may 
modify the interpretation or reverse the order of the Staff Review Committee but may 
not alter the conditions attached by the reviewing authority. All changes in conditions,
other than changes made by the granting of a variance, shall be made by the Staff 
Review Committee in accordance with the Wells Zoning Board of Appeals' 
interpretation.
(d) Any appeal of a decision of the reviewing authority shall be filed within 30 days of 
the decision.

I. Private streets created prior to July 1, 1994 are grandfathered. Existing lots of record retain 

grandfathered street frontage on such streets. New lots or dwelling units created on grandfathered

streets shall require the streeets to meet the standards of §201-10. C, E and F.
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TOWN OF WELLS, MAINE
STAFF REVIEW COMMITTEE

Meeting Agenda
Tuesday, February 2, 2016, 9:00 AM
Littlefield Meeting Room, Town Hall

208 Sanford Road, Wells
MINUTES
January 12, 2016

DEVELOPMENT REVIEW & WORKSHOP

I. BURNT MILL ESTATES SITE PLAN -  Burnt Mill Holding Company, LLC, owner, 
William Bradley Booth, applicant; Hart Howerton & Corner Post Land Surveying, Inc, 
engineer/surveyor. Site Plan Application for permitted uses within portions of the Burnt Mill 
Estates Subdivision open space including an 18-hole Golf Course and Driving Range(Low-
intensity commercial recreation use); a Kids Club, a Fitness Club with pool, a Golf Clubhouse 
with Event Barn, and Maintenance Buildings, sheds, restrooms and associated parking (Club 
use); and a Standard Restaurant use with the Golf Clubhouse are proposed.  Parcels are located 
within the Rural & 75’ Shoreland Overlay Districts and are off or in the vicinity of Hobbs 
Farm Road. Tax Map 62, Lots 12, and 13 and Map 63, Lot 7. Comment on Site Plan for the 
Planning Board

II. WIRE ROAD SUBDIVISION – Highpine Properties, LLC, owner/applicant. Attar 
Engineering, Inc. agent. Preliminary Subdivision Application for a major subdivision 
consisting of 40 lots/ single family dwelling units on 100 acres of land (Residential Cluster 
Development) with private roadways and infrastructure.  The parcel is located off of Wire 
Road and is within the Rural District. Tax Map 75, Lot 1.  Comment of Preliminary 
Subdivision Application for the Planning Board

OTHER BUSINESS

ADJOURN











Planning & Development
208 Sanford Road, Wells, Maine   04090

Phone:  (207) 646-5187, Fax:  (207) 646-2935
Website:  www.wellstown.org

Michael  G. Livingston, Town Engineer/Planner mlivingston@wellstown.org

Shannon  M. L. Belanger,  Planning  Assistant sbelanger@wellstown.org

Memo
Date: January 26, 2016

To: Jodine Adams, CEO
Planning Board

From: Shannon Belanger, Planning Assistant

Re: S&J Collision Field Change Request from June 28, 2007  (Map 40, Lot 3-5)

Background:

On June 28, 2007 Anderson Livingston Engineers, Inc. submitted a Field Change request to 
Mike Huston, Town Planner for S&J Collision, Tax Map 40, Lot 3-5.  The request involved 
adding a catch basin (see Sketch provided by the applicant’s agent Mike Livingston, PE) 
under where the roof lines meet of the existing building. The applicant’s concern was that rain 
water would collect in the roof valley and become concentrated on the ground near the 
handicap parking. To address this concern a catch basin and out-letting culvert was proposed
to capture the water from the roof valley. Drainage from this building’s roof and the pavement 
was approved to be directed to the abutting pond on the Armstrong Fence property by the 
Planning Board on May 8, 2006. The applicant’s agent, Mike Livingston, PE found the 
addition of the culvert to have an insignificant effect on the already approved drainage flowing 
to the pond. 

On July 9, 2007, Mike Huston asked the applicant’s agent, Mike Livingston, PE, some 
questions regarding the proposed catch basin. On July 16, 2007, Mike Livingston responded.

On April 9, 2008, Mike Huston emailed Mike Livingston if a written Field Change approval 
was granted for the June 28, 2007 request, as the Town records did not show a written 
approval. On April 9, 2008 Mike Livingston faxed Mike Huston all materials he had in his 
records regarding this matter. A written approval of the field change had not been prepared in 
2007. 

In July 2008, the abutter contacted the Planning & Code Offices with concerns about the 
installed catch basin and culvert out-letting into the drainage pond.  On July 28, 2008 Mike 
Huston stated that he and Jodine Adams, CEO reviewed the field change request and gave it
the OK based on the information Mike Livingston, PE provided. 

Issue:

Town records indicate that an official written approval of the S&J Field Change request of 
June 28, 2007 was not prepared. It is clear review, consideration and approval was granted 
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by the Town CEO and Town Planner in 2007 by email correspondence offered in 2007 and 
2008. 

Recommendation:

A written approval of the June 28, 2007 Field Change request to be finalized and filed in the 
Town record for this property.  This will complete the Field Change review done by Mike 
Huston, Town Planner and Jodine Adams, CEO in 2007. 

Attached please find the Field Change approval to be considered for signature and 
acceptance by the Planning Board. 





TOWN OF WELLS,  MAINE
PLANNING BOARD

To:  Town of Wells Planning Board

From: Planning Office

Date: February 4, 2016

Re: Planning Board Officer Positions

The Planning Board should consider appointing and accepting a Planning Board member for the 
following positions:

Chairman

Vice Chairman

Secretary

Thank you.
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