TOWN OF WELLS, MAINE
PLANNING BOARD

Meeting Agenda
Monday_ August 8. 2016, 7:00 PM
Littlefield Meeting Room, Town Hall
208 Sanford Road

CALL TO ORDER AT 7:00 pm & DETERMINATION OF QUORUM
MINUTES

I. JULY 25, 2016 DRAFT MEETING MINUTES

DOCUMENTS:
FPB MM 07-25-16.PDF

PUBLIC HEARING(S)

I. MEETINGHOUSE ROAD SUBDIVISION
Richard Moody & Sons Construction Co, LLC, owner/applicant. Rick Licht,
agent. Preliminary Subdivision Application for a 13 lot/dwelling unit major
residential cluster subdivision with private road ROW and Open Space. The
subdivision to be located off of 1321 Meetinghouse Road and is within the Rural
District. The parcel is identified as Tax Map 77, Lot 22.

DOCUMENTS:
MEETINGHOUSE RD PUBLIC COMMENTS FOR. PB 08-03-16.PDF

DEVELOPMENT REVIEW & WORKSHOP S

. COULSON FARM SUBDIVISION
Sebago Real Estate Investment LLC, applicant; David & Patricia Coulson,
owners. Corner Post Land Surveying, survevor. Subdivision Pre-Application for a
11 lot/dwelling unit residential cluster major subdiision with private roadway and
open space. Parcel is located within the Residential A, 250" Shoreland Overlay,
and Resource Protection Districts. Parcel is located off of 227 Branch Foad and is
identified as Tax Map 56, Lot 25. Report results of Site Walk

DOCUMENTS:
COULSON FARM SITE WALK MEMO 08-03-16.D0CX

Il. MEETINGHOUSE ROAD SUBDIVISION
Richard Moody & Sons Construction Co, LLC, owner/applicant. Rick Licht,
agent. Preliminary Subdivision Application for a 13 lot/dwelling unit major
residential cluster subdivision with private road ROW and Open Space. The
subdivision to be located off of 1321 Meetinghouse Foad and is within the Rural
District. The parcel is identified as Tax Map 77, Lot 22. Workshop Preliminary




Findings of Fact & Decisions for possible approval

DOCUMENTS:

MEETINGHOUSE ROAD PREL MEMO 08-05-16.PDF

MEETINGRHOUSE ROAD PRELIM FOF DRAFT 08-03-16.FPDF
MEETINGHOUSE ROAD VI (145-49) RESIDENTIAL CLUSTER. 08-03-
16.PDF

MEETINGHOUSE ROAD SUB ART WV (145-30) RURAL DIST CHECKLIST
08-03-16.PDF

MEETINGHOUSE ROAD 51-1 PLAN REVISED 7-25-16.PDF

. ELMWOQOD RESORT
Elmwood Condominium Association, owner; Scott DeFelice, applicant. Site Plan
Amendment Application to construct a new entry for the pool building and for
after-the-fact approval of various changes made since the 1990 site plan approval.
The property is located off of 1351 Post Road and is within the General Business
and 75" Shoreland Owverlay Districts. Tax Map 129, Lot 35. Workshop
compliance and Findings of Fact & Decisions for possible approval

DOCUMENTS:

ELMWOOD AMEND APF MEMO 08-05-16.PDF

ELMWOOD RESORT ART V (145-26) GEN BUS DIST 08-05-16.PDF
ELMWOOD AMEND ART VI (145-35 TO 145-47) TOWN REGS 08-04-
16.PDF

ELMWOOD AMEND ART VI (145-52) NEW 2013 LODGING FACILITIES
08-05-16.PDF

ELMWOOD REV EC1 08-04-16.PDF

ELMWOOD REV ECZ 08-04-16.PDF

ELMWOOD DRAFT COMPLETENESS 07-22-16.FPDF

ELMWOOD DRAFT COMPLIANCE AND FOF 08-05-16.PDF
ELMWOOD FIRE CHIEF LETTER 06-08-16.PDF

IV. BRACKETT ESTATE SUBDIVISION
Jefferson Homes, Inc. owner; Civil Consultants, agent/engineer. Final Subdivision
Amendment Application to amend the septic system locations of lots 5-6, 5-9, and
5-24 and to amend the well locations of lot 5-6 and 5-10. The existing major
residential cluster development subdivision is located off of Loop Foad’ Brackett
Lane and Rose Way. The subdivision is located within the Residential A District
and is identified as Map 25, Lot 5-1 to 5-29. Receive Subdivision Amendment
Application, determine if a site walk is appropriate. workshop
completeness, determine if a public hearing is required, workshop
compliance/ draft Findings of Fact & Decisions is appropriate

DOCUMENTS:

BRACKETT ESTATES AMD 2 FINAL AMEND MEMO 08-05-16.FPDF
BRACKETT ESTATES AMD 2 DRAFT COMPLETEMESS 08-04-16.PDF
BRACKET ESTATES AMD 2 COMPLIANCE AND DEAFT FOF 08-04-
16.PDF

BRACKETT ESTATES AMD 2 RIGHT TITLE 07-27-16.FPDF

BRACKETT AMD2 MRKLUP3 080416.PDF

BRACKETT AMD2 MRKLUP2 080416.PDF
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An Ordinance to Amend Chapter 145 of the Code of the Town of Wells to
permit outdoor business uses in the Residential Commercial District - A
proposed zoning change application was submitted by a business owner. The
Board of Selectmen determined the changes should be pursued by the Town for
the November 2016 ballot. The Ordinance, §145-24 G currently requires
business uses and related storage to be located within an enclosed structure. The
change would be to allow some outdoor use. Workshop and make
recommendation to the Board of Selectmen and schedule a public hearing

DOCUMENTS:

ORDINAMCE CHG MGL MEMO EE RC ZONE OUTDOOR SALES 07-22-
16.PDF
MAP15_FUTURELAMDUSEPLAN.PDF

OTHER BUSINESS

I. SUNRISE TERRACE SUBDIVISION - NULL & VOID WORKSHOP

DOCUMENTS:

SUMRISE TERRACE MGL INSPECTION RE START OF CONSTRUCTION
08-05-16.PDF

Il. 5RC & CEO SITE PLAN REVIEW AND APPROVALS UPDATE

DOCUMENTS:

08-02-16 SRC AGEMDA.PDF


http://www.wellstown.org/fb1fdced-17a5-4ca3-8874-f74ada2a8836

TOWN OF WELLS, MAINE
PLANNING BOARD

Meeting Minutes
Monday, July 25, 2016, 7:00 P.M.
Wells Town Hall
208 Sanford Road

CALL TO ORDER AND DETERMINATION OF QUORUM

Chairman Chuck Millian called the meeting to order at 7:00 P.M. Members present: George
Raftopoulos, Dennis Hardy, Brian Toomey, Robert Sullivan 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
July 11, 2016
MOTION
Motion by Mr. Anderson, seconded by Mr. Raftopoulos, to approve the minutes as written.
PASSED 4-0-2 with Mr. Sullivan and Mr. Hardy abstaining.

PUBLIC HEARING

I.  GRANITE RIDGE GRAVEL - Pepin Wells, LLC/ Stonewood Enterprises, LLC;
owner/applicant. Corner Post Land Surveying, surveyor. Site Plan Amendment
Application to revise the mineral extraction buffer limits and expand the mineral
extraction area from 3.67 acres to approximately 4.2 +/- acres of the 22.72 acre parcel.
The parcel is located off of Perry Oliver Road and is within the Rural District. Tax Map
37, Lot 41.

Mr. Raftopoulos recused himself.

Applicant Matthew Pepin presented the company’s plan to expand the mineral extraction area
and revise the buffer line. They plan to bring in a jaw crusher and remove about 1,000 yds. of
material to build the road on site for a future subdivision development.

Public comment was solicited. The abutters and applicant had agreed to a 100’ buffer which has
been removed. The large trees have been removed and saplings planted. There are concerns
about noise, additional disturbance on the site and the impact on wildlife. There is a whip-poor-
will in an area scheduled to be cleared; it is expected to migrate by August. The owner plans to
PB Min 07-25-16
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have the site cleaned up this fall. The Code Office received some e-mails about operating
equipment before 7 AM, which the owner resolved.

MOTION
Motion by Mr. Sullivan, seconded by Mr. Anderson, to close the public hearing. PASSED
unanimously by those voting. Mr. Raftopoulos returned to the Board.

DEVELOPMENT REVIEW & WORKSHOPS

I.  SHERWOOD FOREST - Richard B. Seiden, owner; Verrill Dana, LLP, agent, John
Swan of Owen Haskell, engineer. Final Subdivision Amendment to adjust the lot line
shared by lots 23-A-6 and 23-A-8 within the existing subdivision. The properties are
located off of Locksley Lane and are within the Residential A District. Tax Map 25, Lots

23-A-6 and 23-A-8. Workshop compliance/ Findings of Fact & Decisions for possible
approval

Spencer Thibodeau of Verrill Dana represented the applicant. Mr. Livingston discussed the
items in his memo. The well location has been added to the plan, and monumentation will be set
within 90 days of approval. The Findings of Facts & Decisions §202-12 A-H, §202-13 and §202-
2 were reviewed.

MOTION
Motion by Mr. Sullivan, seconded by Mr. Anderson, to approve the Findings of Facts &
Decisions with 6 standard conditions of approval and 2 special conditions of approval, to
approve the plan, and sign the plans and Findings at the end of the meeting. PASSED
unanimously.

II.  COULSON FARM SUBDIVISION - Sebago Real Estate Investment LLC, applicant;
David & Patricia Coulson, owners. Corner Post Land Surveying, surveyor. Subdivision
Pre-Application for a 11 lot/dwelling unit residential cluster major subdivision with
private roadway and open space. Parcel is located within the Residential A, 250’
Shoreland Overlay, and Resource Protection Districts. Parcel is located off of 227 Branch
Road and is identified as Tax Map 56, Lot 25. Receive Subdivision Pre-Application
and schedule a site walk

MOTION
Motion by Mr. Sullivan, seconded by Mr. Raftopoulos, to receive the subdivision pre-
application. PASSED unanimously.

Applicant Paul Hollis discussed the plan for an 11 lot residential cluster subdivision. The
existing house on the property has been sold and 13 acres remain for the subdivision. There will
be individual wells and septic systems. There will be a 60° ROW and 850’ roadway ending in a
cul-de-sac. Approximately 50% of the property will be left as open space. There is ledge on the
property and Mr. Hollis said he will do whatever blasting is needed. He agreed to test the
abutters” wells before the blasting and consult with a hydrogeologist.

Mr. Livingston reviewed the comments in his memo. The homeowners’ association will be
responsible for managing and maintaining the private road and open space.

PB Min 07-25-16
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MOTION
Motion by Mr. Raftopoulos, seconded by Mr. Anderson, to schedule a site walk for 8 AM on
Saturday, July 30. PASSED unanimously.

I11.  GRANITE RIDGE GRAVEL - Pepin Wells, LLC/ Stonewood Enterprises, LLC;
owner/applicant. Corner Post Land Surveying, surveyor. Site Plan Amendment
Application to revise the mineral extraction buffer limits and expand the mineral
extraction area from 3.67 acres to approximately 4.2 +/- acres of the 22.72 acre parcel.
The parcel is located off of Perry Oliver Road and is within the Rural District. Tax Map

37, Lot 41. Workshop comments from public hearing and draft compliance

Mr. Raftopoulos recused himself.

Mr. Livingston reviewed the comments from the public hearing. The abutters on the northeast
side have worked with the owner and agreed to a reduction of the buffer in that area down to 25’
with a partial expansion of the gravel pit. The agreement has been recorded. The area beyond
that slope is still subject to the reclamation plan.

MOTION
Motion by Mr. Sullivan, seconded by Mr. Anderson, to approve the proposed 25’ buffer for lots
8-17, 8-18 and 8-19. PASSED unanimously by those voting.

The southerly buffer area was cut in violation of the ordinance. Trees were removed almost up
to the property line. The replanting must remedy the violation and reclaim the gravel pit area.
Mr. Pepin will meet with the owners of lots 17, 18 and 23 and develop a replanting plan to their
satisfaction. Any trees that die will be replaced. The performance guaranty for the replanting is
$4,500 per acre to reclaim the disturbed buffer area.

The Board considered the landscaped buffer along Perry Oliver Road.

MOTION
Motion by Mr. Sullivan, seconded by Mr. Anderson, to find that the existing landscaped buffer
along Perry Oliver Road is acceptable. PASSED unanimously by those voting.

The stockade fence abutting lot 8A-2 was discussed. It was approved on the lot line, and now is
in a different location. The applicant will add the height and type on the site plan.

MOTION
Motion by Mr. Sullivan, seconded by Mr. Anderson, to find that the existing fence isa
sufficient buffer. PASSED unanimously by those voting.

Note 16 will be added, that all buffers will be marked by a professional surveyor.
Noise was discussed. Mr. Pepin plans to use the crusher for about 5 days from 9 AM-2 PM. The
consensus was that Note 17 is acceptable.

MOTION
Motion by Mr. Sullivan, seconded by Mr. Hardy to continue the workshop for 60 days. PASSED
unanimously by those voting.

PB Min 07-25-16
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Mr. Raftopoulos returned to the Board.

IV.  WIRE ROAD SUBDIVISION - Highpine Properties, LLC, owner/applicant. Attar
Engineering, Inc. agent. Final 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. Workshop peer review, HOA

docs, and draft compliance/ draft Final Findings of Fact & Decisions

Howard Hall, applicant, and Ken Wood of Attar Engineering were present. StoneHill
Environmental provided a peer review of the hydrogeologic study and concurred with the
analysis done by the applicant’s engineer.

MOTION
Motion by Mr. Sullivan, seconded by Mr. Anderson, to accept the third party hydrogeologic
review of the water supply. PASSED unanimously.

Sample deeds referring to HOA membership and driveway locations are pending. A sample
conveyance to the Town for access to the fire pond is still pending.

E-mails were received from an abutter concerning screening and the fence height. There is a 50’
no cut zone requirement for a cluster subdivision. Photos taken last winter show thick
vegetation. Mr. Hall said that locating the fence 50° from the property line would cut into the
subdivision’s open space. He would agree to an 8’ high fence located 5’ from the line. The
Board wanted to keep the fence as close to the property line as possible and preserve the 50° no
cut zone.

MOTION
Motion by Mr. Hardy, seconded by Mr. Sullivan, to require an 8” solid fence (either wood or
vinyl) located 5’ from the property line as shown on the plan. PASSED unanimously.

The 25’ no cut buffer on the south side was considered. The fire pond will be on that side. The
abutter has lawn and driveway on that side. No fence is proposed.

MOTION
Motion by Mr. Sullivan, seconded by Mr. Raftopoulos, to approve the 25’ no cut buffer.
PASSED unanimously.

Coverage in the open space was discussed. A small structure such as a garden shed is allowed.
Performance guaranties and phasing were considered. Mr. Wood read the proposed Note 12.

MOTION
Motion by Mr. Sullivan, seconded by Mr. Raftopoulos, to approve Note 12. PASSED
unanimously.

MOTION
Motion by Mr. Sullivan, seconded by Mr. Raftopoulos, to allow phasing. PASSED unanimously.

PB Min 07-25-16
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MOTION
Motion by Mr. Sullivan, seconded by Mr. Raftopoulos, to continue the workshop for 60 days.
PASSED unanimously.

V. ELMWOOD RESORT - EImwood Condominium Association, owner; Scott DeFelice,
applicant. Site Plan Amendment Application to construct a new entry for the pool
building and for after-the-fact approval of various changes made since the 1990 site plan
approval. The property is located off of 1351 Post Road and is within the General
Business and 75’ Shoreland Overlay Districts. Tax Map 129, Lot 35. Workshop

completeness and determine a Public Hearing

The applicant was not present. Mr. Livingston reviewed the status of the application.

MOTION
Motion by Mr. Sullivan, seconded by Mr. Raftopoulos, to waive the requirement for a public
hearing and continue the workshop for 60 days. PASSED unanimously.

OTHER BUSINESS
~Sunrise Terrace Subdivision-Null & Void

Tim Darling was present. The Board approved the subdivision in 2009 and the escrow fund was
recently refunded to the applicant. The Board is now being asked to consider if the subdivision
is null and void, as substantial construction has not taken place within 5 years of approval. Mr.
Darling discussed the construction that was done on the sewer line and relocating the ROW. Mr.
Livingston said the code requires a “substantial start” but doesn’t define it. Mr. Livingston will
do a site walk with Mr. Darling and report back to the Board. Mr. Millian said there has been
activity on the site, and the Town should work with the estate toward completion of the project.

~The SRC agenda for July 19 was reviewed.
~An ordinance change proposed for the November ballot deals with residential/ commercial
outdoor sales. The Planning Board will workshop it and make a recommendation to the
Selectmen.
ADJOURN

MOTION
Motion by Mr. Sullivan, seconded by Mr. Raftopoulos, to adjourn and sign plans and Findings.

PASSED unanimously.

MINUTES APPROVED , 2016

ACCEPTED BY:

Robert Sullivan, Secretary Cinndi Davidson, Recorder

PB Min 07-25-16
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TOWN OF WELLS, MAINE
PLANNING BOARD

To: Town of Wells Planning Board
From: Planning Office

Date:  August 3, 2016
Re: Meetinghouse Road Subdivision —Preliminary Public Hearing — Tax Map 77, Lot 22

The Planning Office has received the attached public comments regarding the Meetinghouse
Road Subdivision.

Thank you.

AT



Shannon Belanger

From: Bragdon, Glen <GLEN.BRAGDON®@LibertyMutual.com>
Sent: Tuesday, July 12, 2016 12:57 PM

To: Shannon Belanger

Cc: Mike Livingston

Subject: RE: Town Planning board meeting tonight 7/12 at 7pm
Hi Shannon,

Oh geez my mom must have got the date wrong in the letter. : (

The only thing my mom was really interested in is if they know where the entrance/exit would be located. She
just wanted to make sure it wasn’t going to come out directly across from her picture window in her house
because of the headlights and such at night. | don't know if that level of information is available yet, but that’s
really all that she was interested in at this time.

Thanks,
Glen

From: Shannon Belanger [mailto:Sbelanger@wellstown.org]
Sent: Tuesday, July 12, 2016 12:51 PM

To: Bragdon, Glen <GLEN.BRAGDON@LibertyMutual.com>

Cc: Mike Livingston <mlivingston@wellstown.org>

Subject: RE: Town Planning board meeting tonight 7/12 at 7pm

Hi Glen,
The Planning Board meeting was yesterday, 7/11. The Planning Board meets on Monday evenings.

The meeting agenda is available online. There you can view all the submission materials for that project if you
are interested. Once a public hearing is set for this project you (or your mother) will receive a certified notice.

If there are any questions or concerns we welcome you to email or submit something in writing to us {meor
Mike) which we give to the Planning Board to consider. The Board also hears all comments offered during the
scheduled public hearing once that is set.

Thank you,

Shannon L.M. Belanger
Planning Assistant
Website Administrator
Town of Wells, Maine
shelanger@wellstown.org
phone: (207) 646-5187
fax: (207) 646-7046

Confidentiality natice: the email message contained herein is intended only for the individual to whom, or entity to which, it
is addressed as shown at the beginning of the message and may contain information that is privileged, confidential, and/or
exempt from disclosure under applicable law. If the reader of this message is not the intended recipient, or if the employee
or agent responsible for delivering the message is not an employee or agent of the intended recipient, you are hereby
notified that any review, dissemination, distribution, use, or copying of this message is strictly prohibited. If you ﬁave

1




received this message in error, please notify us immediately by return email and permanently delete this message and your
reply to the extent it includes this message. Thank you for your cooperation. Town of Wells

From: Bragdon, Glen [mailto:GLEN.BRAGDON@LibertyMutual.com]
Sent: Tuesday, July 12, 2016 12:37 PM

To: Mike Livingston

Cc: Shannon Belanger

Subject: Town Planning board meeting tonight 7/12 at 7pm

Hi,

Can you tell me if the Meetinghouse subdivision is the only thing on the docket tonight to be discussed?
My mom would like to attend and I just wanted to find out how many things were on the docket to be
discussed or if this was the only thing.

Thanks,
Glen

e



Shannon Belanger

From: Mike Livingston

Sent: Friday, April 22, 2016 11:24 AM

To: Huffman, Paul

Cc: Diana Pease (diana.pease@hikeformentalhealth.org); Shannon Belanger
Subject: RE: Two questions about Meetinghouse Road Subdivision
Attachments: Meetinghouse Road Sub Plan draft 04-05-16.pdf

Hi Paul:

Yes, the site walk is the 25" at 5:30, voted on at the last meeting, and posted on the Town website.

We post all the materials and our memos that are provided to the Planning Board on the Town website. If you
go to the site, scroll down one page, on the left border is “popular Lmks" choose “Agendas & Meetings”, once up, scroll
down to the Planning Board section, choose the meeting date (April 18" in this case) and go right to “download” and to
“pdf” in the drop down selection. You can choose any of the items in blue that are listed in the agenda for that project to
be viewed.

If you have trouble, let us know and we can send you information too, see attached plan depicting wetlands.

The project is only at pre-application (Sketch plan) review so the reports you requested are not required yet
and have not been submitted yet.

Thanks,
Michael G. Livingston, PE

Town Engineer/Town Planner
Town of Wells, Maine

From: Huffman, Paul [mailto:paul@foliage.com]
Sent: Friday, April 22, 2016 10:53 AM
To: Mike Livingston

Cc: Diana Pease (diana.pease@hikeformentalhealth.org); Shannon Belanger
Subject: Two questions about Meetinghouse Road Subdivision

Hi Mike.

Two things.

First, | wanted to confirm that the site walk for this subdivision is scheduled for 5:30 PM on Monday Apr 25.

Second, how can Diana and | obtain the environmental reports (electronic or printed) regarding the wetland mapping?
Is this something you can provide us, or not?

And if this isn’t something you can get to us, could you please advise us how to do so?

Thanks!

N



-- Paul

From: Huffman, Paul -
Sent: Monday, April 18, 2016 9:29 AM
To: 'mlivingston@wellstown.org’

Cc: Diana Pease (diana.pease@hikeformentalhealth.org); ‘'sbelanger@wellstown.org'
Subject: Comments concerning Meetinghouse Road Subdivision

Good Morning Mike -

Diana Pease and | (Paul Huffman) are abutters for the Meetinghouse Road Subdivision, and would like to
voice the following comments, questions, and concerns.

We purchased out home at 1160 Branch Road in December of 2014. We purchased this property for the
privacy, peace and quiet and planned it to be our retirement home.

We are saddened and disappointed to hear that there is a subdivision being planned for next door to us. However, we
understand that it is the owner's right to develop the property as long as they stay within certain town, state and federal
guidelines.

We had written Richard Moody and Sons in October 2015, sharing our desire for privacy.
Our questions and concerns with the development are as follows:

1. Our first question is the obvious one - is there any way that the cul-de-sac can be moved even further onto the property
away from our property line.

2. Would Moody Builders be willing to relocate some large full evergreen trees to the border of our property to reduce
light pollution and provide privacy?

3. We have concerns about the vernal pools, wetlands and wildlife. VWhere can we obtain the environmental reports
regarding wetland mapping from Lower Village Survey Company and Joseph Noel?

4. What is the plan for streetlights at the cul-de-sac? As star gazers, we are interested in reducing the light pollution as
much as possible.

5. We would like to understand the impact (short term and long term) the development would have on our well water
quality and pressure.

6. The land all around us is quite wet and we would like to understand the impact when a large portion of this land
become impervious.

And, as we offered in Oct 2015, we are more than happy to sit out on deck with a beverage and talk with Jon and Josh
about their plans, neighbor to neighbor.

Thank you in advance for your time.
Paul + Diana

PO Box 1345
1160 Branch Road
Wells ME 04090-1345

Paul-cell; 781-640-4709
Diana-cell: 207-651-8722
Paul-email: paul@foliage.com

Diana-email: diana.pease@hikeformentalhealth.org




This message is intended only for the designated recipient(s). It may contain company confidential or
proprietary information and may be subject to confidentiality protections.

If you are not a designated recipient, you may not review, copy or distribute this message. If you receive this in
error, please notify the sender by reply e-mail and delete this message. Thank you.

BAE
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Planning & Development

208 Sanford Road, Wells, Maine (04090
Phone: (207) 646-5187, Fax: (207) 646-7046
Website: www.wellstown.org

Michael G. Livingston, Town Engineer/Planner mlivingston@wellstown.org
Shannon M. L. Belanger, Planning Assistant shelanger@wellstown.org
Memo

Date: August 3, 2016
To: Planning Board
From: Michael G. Livingston, Town Engineer/Planner

Re: Coulson Farm Subdivision — Site Walk Results — Tax Map 56, Lot 25

Site Walk Date: 7-30-2016
Conditions: Sunny, 72°

Planning Board Members Present: Charles Anderson, George Raftopoulos, Dennis
Hardy

Town Staff: Mike Livingston, Town Eningeer/Planner
Applicant: Paul Hollis
Abutters: Steve & Linda Courtemanche
Nick Batal
Comments:

e Centerline of road marked to cul-de-sac

e Abutter expressed concern on blasting impacts: well, foundation

e Developer stated he will perform all blasting for road and foundations and that a

blasting company will prepare a pre-blast survey and blasting monitoring. The

company will be properly insured.

Sight distance to north exceeds 550 feet

Sight distance to south approximately 400 feet. Low hanging limbs must be removed.

Abutter concern on travel speed of vehicles on Route 9A

Site was timbered but many oak trees remain

Lot areas appear buildable

Wetland observed at bottom of slope

2 foot contours recommended on the plan

Building envelopes for lots 1, 5 and 11 are greatly impacted by the required 50’

building setback/buffer

e Per 202-12F(2)(b)[3][a]. Fire Protection, the subdivision is required to provide an on-
site fire pond, water storage tank, or alternative program approved by the fire chief
(i.e. sprinkler systems) as the proposed subdivision does not have fewer than 10 lots.


http://www.wellstown.org
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Planning & Development

208 Sanford Road, Wells, Maine 04090
Phone: (207) 646-5187, Fax: (207) 646-7046
Website: www.wellstown.org

Michael G. Livingston, Town Engineer/Planner mlivingston@wellstown.org
Shannon M. L. Belanger, Planning Assistant shelanger@wellstown.org

Major Preliminary Subdivision Application Memo
Date:  August 5, 2016

To: Planning Board
From: Planning Office

Re: Meetinghouse Road Subdivision - Map 77, Lot 22

Project Description:

Rick Licht of Licht Environmental Design, LLC has submitted a Preliminary
Subdivision Application on behalf of the property owner, Richard Moody & Sons
Construction Co, LLC for a 13 lot/dwelling unit major residential cluster development
subdivision off of 1321 Meetinghouse Road, one 5.8 ‘out parcel’ was conveyed within
the last 5 years (not part of the subdivision). The subdivision proposed a 50’ wide
private right of way with 22.5 acres of dedicated Open Space. The subdivision is
located within the Rural District and is identified as Tax Map 77, Lot 22. Lots to be
served by private septic systems and drilled wells.

§ 202-8. Preliminary plan for major subdivision.

A. Procedure.

(1)  within six months after the on-site inspection by the Board, the subdivider shall submit an
application for approval of a preliminary plan at least 10 days prior to a scheduled meeting of
the Board. Failure to do so shall require resubmission of the sketch plan to the Board. The
preliminary plan shall approximate the layout shown on the sketch plan, plus any
recommendations made by the Board. [Amended 7-11-1996] Prelim App received 7/11/16. Site
walk was conducted on 4/25/16.

(2) Al applications for preliminary plan approval for a major subdivision shall be accompanied by
an application fee in the amount established by the Board of Selectmen following notice and a
public hearing. In addition, the applicant shall pay a fee of $25 per lot or dwelling unit, to be
deposited in a special account designated for that subdivision application, to be used by the
Planning Board for hiring independent consulting services to review the application. If the
balance in this special account shall be drawn down by 75%, the Board shall notify the applicant
and require that an additional $10 per lot or dwelling unit be deposited by the applicant. The
Board shall continue to notify the applicant and require that an additional $10 per lot or dwelling
unit be deposited as necessary whenever the balance of the account is drawn down by 75% of
the original deposit. Any balance in the account remaining after a final decision on the
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©)

(4)

Q)

(6)

()

(8)

©)

(10)

(11)

subdivision application by the Board shall be returned to the applicant. [Amended 5-16-1996;
7-9-2002; 4-16-2004] provided

The subdivider, or his duly authorized representative, shall attend the meeting of the Board to
discuss the preliminary plan. Yes

When the application is received by the Planning Board, it shall give the applicant a dated
receipt acknowledging that it has received the application. pPreliminary Application received on
7/11/16

Within 20 days of the Board meeting at which the application is received, the Board shall notify
by certified mail all owners of abutting property and the Town Clerk and Planning Board of any
municipality that abuts or includes any portion of the proposed subdivision that an application
for subdivision approval has been submitted. The notice shall include the location of the
proposed subdivision and a general description of the proposed development. The notice shall
be mailed no less than seven days prior to the Board commencing review of the plan. [Amended
7-9-2002] Abutters notified of preliminary application submission on 6/29/16

If the subdivision is located in more than one municipality, the Board shall have a joint meeting
with the Planning Board of the adjacent municipality to discuss the plan. Not applicable

Within 30 days of receipt of a preliminary plan application form and fee, the Board shall notify
the applicant in writing whether or not the application is complete and what, if any, additional
submissions are required for a complete application. Found complete on 7/27/16 for purposes of
scheduling the public hearing for 8/8/16

Upon determination that a complete application has been submitted for review, the Board shall
issue a dated receipt to the subdivider. Within 30 days of determining a complete application has
been submitted, the Board shall hold a public hearing on the preliminary plan application and
shall publish notice of the date, time and place of the hearing in a newspaper of general
circulation in the municipality at least two times, the date of the first publication to be at least
seven days prior to the hearing. A copy of the notice shall be mailed to the applicant and the
owners of abutting property. Public Hearing scheduled for 8/8/16. Abutters mailed notice on
7/29/16.

The Board shall, within 30 days of a public hearing or within another time limit as may be
otherwise mutually agreed to by the Board and the subdivider, make findings of fact on the
application and approve, approve with conditions or deny the preliminary plan. The Board shall
specify in writing its findings of fact and reasons for any conditions or denial. To be determined

When granting approval to a preliminary plan, the Board shall state the conditions of such
approval, if any, with respect to: To be determined

(@) The specific changes which it will required in the final plan;

(b) The character and extent of the required improvements for which waivers may have been
requested and which in the Board's opinion may be waived without jeopardy to the public
health, safety and general welfare; and

(¢) The amount of all performance guaranties which it will require as prerequisite to the
approval of the final plan.

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. To be determined

B. Submissions.



(1) Location map. The preliminary plan shall be accompanied by a location map adequate to show
the relationship of the proposed subdivision to the adjacent properties and to allow the Board to
locate the subdivision within the municipality. The location map shall show:

(@) Existing subdivisions adjacent to the proposed subdivision.
(b) Locations and names of existing and proposed streets.
(¢) Boundaries and designations of zoning districts.

(d) An outline of the proposed subdivision and any remaining portion of the owner's property if
the preliminary plan submitted covers only a portion of the owner's entire contiguous
holding.

(2) Preliminary plan. The preliminary plan shall be submitted in three copies of one or more maps or
drawings which may be printed or reproduced on paper, with all dimensions shown in feet or
decimals of a foot. The preliminary plan shall be drawn to a scale of not more than 100 feet to the
inch. The Board may allow plans for subdivisions containing more than 100 acres to be drawn at
a scale of not more than 200 feet to the inch provided all necessary detail can easily be read. In
addition, the applicant shall submit to the Office of Planning and Development 11 copies of the
plan(s) reduced to a size of 11 inches by 17 inches and all accompanying information assembled
into a booklet no less than 10 days prior to the meeting. The following information shall either be
shown on the preliminary plan or accompany the application for preliminary approval:_To be
determined

Recommendations and conclusions:

1. The Planning Board should discuss any comments offered during the public
hearing.
2. The Planning Board to consider the following:

a. Various plan changes and information to be addressed on the final
subdivision plan.

d. Planning Board to consider what no-cut buffer or screening
requirements shall apply to all the non-clustered residential abutting
lots and if the septic systems for lots 1, 2, and 3 are permitted within
the buffer

e. HOA document revisions and edits recommended by the Town
Engineer. Planning Board to consider requiring Town Attorney review
upon the submission of the final subdivision application.

f. Applicant to submit a road name request form to the Town Assessing
Office / E911 Coordinator

g. Applicant to obtain proposed map and lot numbers approval from the
Assessor Office.

2. Planning Board to consider approving and signing the Preliminary Findings of
Fact & Decisions.
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PR

OJECT INFORMATION

General: Project Name:
# Lots Proposed:
Applicant:

Landowner:

Location:
Existing Use:
Proposed Land Use:

Tax Parcel ID:
Zoning District:
Chpt 145,Art VI
Performance
Standards:
Design Engineer:

Prelim Plan Application
Submission Date:
Plan Submission Date:

Meetinghouse Road Subdivision

13 lots/ 13 dwelling units

Rick Licht, Licht Environmental Design, LLC, 35 Fran Circle,
Gray, ME 04039

Richard & Moody & Sons Construction, LLC, 899 Post Road,
Wells, ME 04090

Meetinghouse Road, Wells, Maine

1 Dwelling Unit and woodland

A Major Residential Cluster Subdivision consisting of
13lots/dwelling units (single family dwellings) and roadway on
39.4 acres of which 22.5 acres shall be Open Space.

Tax Map 77, Lot 22

Rural District

145-49 Residential Cluster

Walsh Engineering Associates, One Karen Drive, Suite 2A,
Westbrook, ME 04092 & Lower Village Survey Co, 13 Western
Ave, Kennebunk, ME 04046

June 28, 2016
June 28, 2016

Project Rick Licht of Licht Environmental Design, LLC has submitted a Preliminary Subdivision
Description: Application on behalf of the property owner, Richard Moody & Sons Construction Co, LLC for

subdivision). The subdivis

a 13 lot/dwelling unit major residential cluster development subdivision off of 1321
Meetinghouse Road, one 5.8 ‘out parcel’ was conveyed within the last 5 years (not part of the

ion proposes a 50’ wide private right of way with 22.5 acres of

dedicated Open Space. The subdivision is located within the Rural District and is identified as
Tax Map 77, Lot 22. Lots to be served by private septic systems and drilled wells.

Approval Preliminary Plan Approval: 8/8/2016
Dates:

Public Preliminary Public Hearing 8/8/2016
Hearings:

PROJECT HISTORY

1. On April 5, 2016 the applicant submitted a

subdivision pre-application for the above described project.

2. On 4/8/16 the Planning Office mailed abutters notice of the subdivision pre-application and of the 4/18/16

Planning Board meeting.
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PROJECT HISTORY

E

©Co~NoO

11.

12.
13.
14.

15.
16.

17.

18.

On 4/13/16 the Planning Office prepared an Article VII checklist and memo for the Planning Board and
applicant.

On 4/18/16 the Planning Board received the subdivision pre-application and scheduled a site walk of the
property for 4/25/16 at 5:30PM.

On 4/25/16 the Planning Board conducted a site walk of the property

On 4/26/16 the Planning Office prepared a site walk results memo.

On 5/2/16 the Planning Board reported the results of the site walk.

On 6/28/16 the applicant submitted a Preliminary Subdivision Application and plan to the Planning Office.

On 6/29/16 the Planning Office mailed notice to abutters of the Preliminary Subdivision Application and of the
7/11/16 Planning Board meeting.

. On 7/8/16 the Planning Office prepared Article V, VII and draft completeness (202-8) checklists and a memo

for the Planning Board and applicant.

On 7/11/16 the Planning Board voted to receive the Preliminary Subdivision Application, voted to approve the
setback and street frontage reductions per 145-49; voted to grant a waiver of identifying trees greater than 24”
in diameter at breast height; voted to appoint the Town Engineer/Planner as the completeness agent and
authorize him to schedule a public hearing; and voted to grant a waiver and permit Lot 13’s driveway to
access off of Meetinghouse Road

On 7/15/16 the Planning Office received the IF&W letter.

On 7/25/16 the Planning Office received revised preliminary subdivision plans for review.

On 7/27/16 the Town Engineer/Planner found the subdivision complete for purposes of scheduling a
Preliminary Public Hearing.

On 7/29/16 the Planning Office mailed certified notice to abutters of the 8/8/16 Preliminary Public Hearing.
On 8/2/16 the Staff Review Committee commented on the Preliminary Subdivision Application for the
Planning Board.

On 8/3/16 the Planning Office prepared updated review checklists and a draft Preliminary Findings of Fact &
Decisions.

On 8/8/16 the Planning Board conducted a Preliminary Public Hearing and workshop. The Planning Board
made various determinations and voted to approve and sign the Preliminary Findings of Fact & Decisions.

§ 202- 8. Preliminary Plan for Major
Subdivision

Findings & Decisions

B.

Submissions:

1) Location map. The preliminary plan shall be accompanied by
a location map adequate to show the relationship of the
proposed subdivision to the adjacent properties and to allow See cover sheet.
the Board to locate the subdivision within the municipality.
The location map shall show:

(a) Existing subdivisions adjacent to the proposed None
subdivision.

THE PLANNING BOARD FINDS THAT THIS

STANDARD HAS BEEN MET.
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§ 202- 8. Preliminary Plan for Major
Subdivision

Findings & Decisions

(b) Locations and names of existing and proposed streets.

Meetinghouse Road labelled. Proposed Road name
not labelled on the plan. Town Assessor to review
road name once provided by the applicant. Once

approved the road name shall be noted on the Final
Subdivision Plan submission.

THE PLANNING BOARD FINDS THAT THIS
STANDARD HAS BEEN MET.

(c ) Boundaries and designations of zoning districts.

The subdivision is located within the Rural District. See
Sheet S1.1, Note 1.

THE PLANNING BOARD FINDS THAT THIS
STANDARD HAS BEEN MET.

(d) An outline of the proposed subdivision and any remaining
portion of the owner's property if the preliminary plan
submitted covers only a portion of the owner's entire
contiguous holding.

Outsale lot noted. Reference noted stating “Not Part of
Subdivision” on sheet S1.1.

THE PLANNING BOARD FINDS THAT THIS
STANDARD HAS BEEN MET.

2) Preliminary plan. The preliminary plan shall be submitted in
three copies of one or more maps or drawings which may be
printed or reproduced on paper, with all dimensions shown in
feet or decimals of a foot. The preliminary plan shall be drawn
to a scale of not more than 100 feet to the inch. The Board
may allow plans for subdivisions containing more than 100
acres to be drawn at a scale of not more than 200 feet to the
inch provided all necessary detail can easily be read. In
addition, the applicant shall submit to the Office of Planning
and Development 11 copies of the plan(s) reduced to a size
of 11 inches by 17 inches and all accompanying information
assembled into a booklet no less than 10 days prior to the
meeting. The following information shall either be shown on
the preliminary plan or accompany the application for
preliminary approval: [Amended 4-12-1999]

(a) The proposed name of the subdivision and the name of
the municipality in which it is located, plus the Tax Assessor's
map and lot numbers.

Subdivision name and Map and Lot noted. Proposed

Map and Lot numbers to be assigned by the Town
Assessor and labelled on the final subdivision plan
submission as Tax Map 77, Lot 22-1, 22-2, 22-3 etc.

THE PLANNING BOARD FINDS THAT THIS
STANDARD HAS BEEN MET.
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§ 202- 8. Preliminary Plan for Major
Subdivision

Findings & Decisions

(b) 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.

Boundary Survey of the parcel prepared by Debrah L.
Briggs, PLS #2374 of Lower Village Survey Co. dated
6-4-2015.

Sheet S1.1: lot lines depicted, proposed lot areas
noted, total land area is 39.4 acres. Proposed
Monumentation and line data information to be

corrected on the final subdivision plan submission.

THE PLANNING BOARD FINDS THAT THIS
STANDARD HAS BEEN MET.

(c) A copy of the deed from which the survey was based and
a copy of all covenants or deed restrictions, easements,
rights-of-way or other encumbrances currently affecting the

property.

Deeds provided, no existing restrictions.

THE PLANNING BOARD FINDS THAT THIS
STANDARD HAS BEEN MET.

(d) A copy of any covenants or deed restrictions intended to
cover all or part of the lots in the subdivision.

Draft HOA documents provided. Revisions are

needed and shall be addressed upon the
submission of the Final Subdivision Plan

Application.

THE PLANNING BOARD FINDS THAT THIS
STANDARD HAS BEEN MET.

(e) Contour lines at the interval specified by the Planning
Board, showing elevations in relation to mean sea level.

2 foot contours are provided, NAVD 1988.

THE PLANNING BOARD FINDS THAT THIS
STANDARD HAS BEEN MET.

(f) The number of acres within the proposed subdivision,
location of property lines, existing buildings, watercourses,
vegetative cover type and other essential existing physical
features. The location of any trees larger than 24 inches in
diameter at breast height shall be shown on the plan.

Existing and proposed lot lines depicted. Wetlands
depicted. See note 8 on sheet S1.1. Total land area is
39.4 acres.

A waiver of identifying trees greater than 24” inches at
breast height was granted by the Planning Board on
7/11/16. One large tree in the middle of the property is
noted on the plan to be preserved.

Trees along Meetinghouse Road also shown on sheet
C2.0 on the right-of-way/ property line. Sheet C1.0
depicts existing trees and trees that shall be protected.

More labelling of trees to be protected
recommended on sheet C1.0.

THE PLANNING BOARD FINDS THAT THIS
STANDARD HAS BEEN MET.
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§ 202- 8. Preliminary Plan for Major
Subdivision

Findings & Decisions

(9) Indication of the type of sewage disposal to be used in the
subdivision.

[1] When sewage disposal is to be accomplished by
connection to the public sewer, a letter from the Wells
Sanitary District indicating that there is adequate
capacity within the district's system to transport and treat
the sewage shall be submitted.

The Applicant is proposing individual subsurface
disposal units for each lot.

THE PLANNING BOARD FINDS THAT THIS
STANDARD HAS BEEN MET.

[2] When sewage disposal is to be accomplished by
subsurface sewage disposal systems, test pit analyses
prepared by a licensed site evaluator shall be provided.
A map showing the location of all test pits dug on the
site shall be submitted.

Private septic systems proposed. See sheet S1.1,
notes 14 and 16. Test pit logs provided and septic
boxes shown on sheet S1.1. Reserve areas required
or boxes to be relocated. Septic boxes on sheet

S1.1 do not match boxes noted on other plan
sheets.

THE PLANNING BOARD FINDS THAT THIS
STANDARD HAS BEEN MET.

(h) Indication of the type of water supply system(s) to be used
in the subdivision. When water is to be supplied by public
water supply, a letter from the Kennebunk, Kennebunkport
and Wells Water District shall be submitted indicating that
there is adequate supply and pressure for the subdivision.

Private wells are proposed. See Sheet S1.1 notes 14
and 15. See note 21 stating all homes shall have
residential sprinkler systems on sheet S1.1. Sprinkler
systems noted to be required on Sheet C1.0.

THE PLANNING BOARD FINDS THAT THIS
STANDARD HAS BEEN MET.

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

Grid North, Sheet S1.1, note 3.
Record owner/applicant noted.

THE PLANNING BOARD FINDS THAT THIS
STANDARD HAS BEEN MET.

(j) The names and addresses of owners of record of adjacent
property, including any property directly across an existing
public street from the subdivision.

See sheet S1.1.

THE PLANNING BOARD FINDS THAT THIS
STANDARD HAS BEEN MET.

(k) The location of any zoning boundaries affecting the
subdivision.

Rural District noted, Sheet S1.1 note 1.

THE PLANNING BOARD FINDS THAT THIS
STANDARD HAS BEEN MET.

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

See sheets C2.0, C3.1, C3.2 and C4.0.

THE PLANNING BOARD FINDS THAT THIS
STANDARD HAS BEEN MET.
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§ 202- 8. Preliminary Plan for Major
Subdivision

Findings & Decisions

(m) 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.

Proposed street name pending.

THE PLANNING BOARD FINDS THAT THIS
STANDARD HAS BEEN MET.

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

None proposed.

(0) The proposed lot lines with approximate dimensions and
lot areas.

Lot areas are shown sheet S1.1. The lot lines do have
bearings and distances labeled on Sheet S1.1. Plan

mark-ups to be addressed.

THE PLANNING BOARD FINDS THAT THIS
STANDARD HAS BEEN MET.

(p) All parcels of land proposed to be dedicated to public use
and the conditions of such dedication.

The applicant is not proposing any land dedicated to
public use.

THE PLANNING BOARD FINDS THAT THIS
STANDARD HAS BEEN MET.

(q) The location of any open space to be preserved and an
indication of its improvement and management.

Open space depicted, 22.5 acres or 57% Open space
proposed. Ownership/management of Open Space to
be by HOA. See note 16 on sheet S1.1.

THE PLANNING BOARD FINDS THAT THIS
STANDARD HAS BEEN MET.

(r) A copy of that portion of the county soil survey covering
the subdivision. When the medium-intensity soil survey
shows soils which are generally unsuitable for the uses
proposed, the Board may require the submittal of a report by
a registered soil scientist indicating the suitability of soil
conditions for those uses.

Provided.

THE PLANNING BOARD FINDS THAT THIS
STANDARD HAS BEEN MET.

(s) 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.

See plan reference 5 on sheet S1.1 and note 25.
Parcel is located entirely in Zone C.

THE PLANNING BOARD FINDS THAT THIS
STANDARD HAS BEEN MET.

(t) A hydrogeologic assessment prepared by a certified
geologist or registered professional engineer, experienced in
hydrogeology, when the subdivision is not served by public
sewer and:

THE PLANNING BOARD FINDS THAT THIS
STANDARD DOES NOT APPLY.

[1] Any part of the subdivision is located over a sand and
gravel aquifer, as shown on a map entitled
"Hydrogeologic Data for Significant Sand and Gravel
Aquifers" by the Maine Geological Survey, 1985, Map
Nos. 2 and 4; or

Not in a gravel aquifer.

[2] The subdivision has an average density of less than
100,000 square feet per dwelling unit.

Average Density greater than 100,000 SF per dwelling.
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§ 202- 8. Preliminary Plan for Major
Subdivision

Findings & Decisions

(u) The location of any wetlands, streams, rivers, brooks or Wetlands have been delineated on the site and are

ponds located \_Ni_th_in or adjacent (within 75 feet) to the shown on the plans. See note 8 on sheet S1.1.
proposed subdivision.

THE PLANNING BOARD FINDS THAT THIS
STANDARD HAS BEEN MET.

(v) The location of any significant wildlife or fisheries habitat Vernal pools noted on Sheet C1.0. None of special
as located by the Department of Inland Fisheries and Wildlife.
letter from the Dept. of Agriculture, Conservation, &
Forestry was provided dated 5-21-15. A IF&W letter
dated 6-12-15 was provided.

THE PLANNING BOARD FINDS THAT THIS
STANDARD HAS BEEN MET.

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

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.

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.

SPECIAL CONDITIONS OF APPROVAL
1. The following items shall be submitted with the Final Subdivision Application and Final Plan:

a. Street Name approval from the E911 Coordinator/Assessing Office with approved name noted on
final plan;

Approved Tax Map and Lot numbers from the Assessing Office noted properly on the final plan;
Septic system locations and test pit corrections addressed on final plan;

Revised HOA document and Sample Deed,;

Stormwater analysis, management and maintenance plan.

®ooo

significance. Forested freshwater wetlands depicted. A
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Dated at Wells, Maine this day of , 2016

Wells Planning Board

By:

Charles Millian, Chairman
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Article VII
Performance Standards

§ 145-49. Residential Cluster Development.

Application Meet Requirements

[Amended 11-7-2006] Yes [ No | NA Comments

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 maodifications shall not be

construed as the granting of a variance to relieve hardship.

A. | Permitted locations. Residential cluster development shall be permitted The subdivision is located within the Rural District.
in all zoning districts where residential development is allowed. All
areas of a cluster subdivision located within the Aquifer Protection Y
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 Boundary Survey of the parcel prepared by Debrah L.
same as permitted in the district(s) in which the cluster development is Briggs, PLS #2374 of Lower Village Survey Co. dated 6-
located, unless density bonuses are granted in accordance with § 145- 4-2015.
49D. To determine maximum density the following steps shall be taken: Y

Parcel lot size noted on sheet S1.1, note 2. Parcel is
39.4 acres.

(1) | In order to determine the maximum number of dwelling units See Site Data Table on Sheet S1.1. 39.4 acres = 17
permitted on a tract of land the net residential acreage shall be conventional lots. 39.4acres less 15% road deduction
determined by calculating net area and subtracting 15% of the Y (5.91 acres) = 39.4 acres or 14 lots. 13 lots/dwellings
area of the lot to account for roads and parking. are proposed.

(2) | A cluster development layout shall be submitted indicating a v 39.4 x .35 = 13.79 acres Open Space required. 22.5
minimum of 35% open space and significant natural features. acres of Open Space are proposed (57%).

C. | Dimensional requirements.
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Date of Review: 07-08-16; 08/03/16

Office of Planning & Development

Company Name: Town of Wells

§ 145-49. Residential Cluster Development.

Application Meet Requirements

[Amended 11-7-2006] Yes [ No | NA Comments

(1) | The minimum lot sizes may be reduced to 20,000 square feet in All lots may be reduced to 20,000 SF and are not served
any district where clustering is allowed, if not serviced by public by public sewer. Subdivision is located within the Rural
sewer, or may be reduced to the following if on public sewer: District. Lot areas noted on sheet S1.1

Served by Public Sewer Y
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- See Site Data Table on Sheet S1.1.
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 cI{Jster development. Lats have a 25’ sethack from Meefinghouse Road. ha}ve .25 S?tbaCk from Meetin ho.use Roaq
v (not 40”) and a 20’ setback from the lot line abutting
the road (to be named) within the subdivision.
On 7/11/16 the Planning Board approved this reduction
in setbacks.

(3) | The required street frontage may be reduced to no less than 50 See Site Data Table on Sheet S1.1 as well as curve and

feet. line data tables. Proposed lots appear to have 79’ or
v more of street frontage.
On 7/11/16 the Planning Board approved this reduction
in street frontage.

(4) | When alotin a cluster subdivision abuts a nonclustered 25’ x 2= 50 foot setback/buffer for all non-clustered
residential lot, the setback in the cluster subdivision lot shall be residential abutters. This 50’ setback is labelled on sheet
twice the required setback along the adjoining lot line. The S1.1.

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. v The Planning Board to determine what no-cut buffer
or screening requirements shall apply for
nonclustered residential abutters.
Septic systems for proposed lots 1, 2, and 3 are
proposed within the 50’ buffer.
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Prepared By: Office of Planning & Development

Company Name: Town of Wells

§ 145-49. Residential Cluster Development.

Application Meet Requirements

[Amended 11-7-2006] Yes [ No | NA Comments
allowed by the Planning Board to be increased to 40% on lots
smaller than 40,000 square feet in area.

(5) | The maximum lot coverage of 20% in the Rural District may be See Site Data Table on Sheet S1.1. Table refers to
allowed by the Planning Board to be increased to 40% on lots 145-49. Lots smaller than 40.000 SF in area are
smaller than 40,000 square feet in area. permitted to have lot coverage increased to 40% by

the Planning Board. All lots but lot 4 are over 40,000
Y SE.
Planning Board to consider if ot 4 is permitted to
have a permitted maximum lot coverage of 40%.
D. | Innovative open space bonus. At least 35% of the total parcel acreage “No ‘Innovative Open Space Bonus’ Allotments (IAW

in a cluster subdivision must be designated as open space and 145-49D) are requested.

protected as such in perpetuity. At the discretion of the Planning Board

the applicant may earn density bonuses in addition to the maximum

density permitted in § 145-49B. The applicant may seek application of

more than one density bonus as set forth below, and the total density

bonus earned shall be cumulative. However, in no case shall the total NA

density bonus allow the overall subdivision density to exceed the
maximum density allowed in § 145-49B above by more than 25% in the
rural areas and 50% in the growth areas as set forth in the
Comprehensive Plan. Bonuses shall be allotted in whole lot increments
only and shall not be rounded up. Density calculations, including all
awarded open space bonuses, shall be shown on the subdivision plan.

(1) | An open space cluster plan that provides at least 50% of the total
parcel acreage as open space, protected as such in perpetuity,
may be awarded a density bonus of 10%. The purposes for
which proposed open space areas will be used shall be fully
documented by the applicant.
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§ 145-49. Residential Cluster Development.
[Amended 11-7-2006]

Application Meet Requirements

Yes

No

NA

Comments

)

An open space cluster plan that protects agriculturally valuable
lands and provides for their use as such in perpetuity may be
awarded a 5% density bonus. The open space land preserved for
agricultural use must consist of at least 3.5 acres, and be land
that has been historically farmed, or contain good soils for
farming, and be reasonably accessible to receive a bonus. The
instrument designating the land as agriculture use, acceptable to
the Planning Board, may reasonably restrict the type or intensity
of farming to occur to prevent nuisances. This provision only
requires that permission be reasonably available so that validity
of the bonus is not affected if agricultural uses are not pursued at
any particular time.

®)

An open space cluster plan that protects timber harvesting lands
and provides permission for that use to continue in perpetuity
may be awarded a 5% density bonus. The open space
preserved for timber harvesting must include at least 10
contiguous acres and be land that has historically been forested,
and must be reasonably accessible to receive a bonus. A forest
management plan signed by a professional forester outlining
proposed activities to ensure compliance with performance
standards and regeneration requirements established pursuant
to Title 12 M.R.S.A § 8869 must be submitted.

(4)

An open space cluster plan that accomplishes either of the
following:

(a) Protects valuable wildlife and environmental areas in a
manner that is consistent with the goals, policies and strategies
of the following chapters and related maps in the Comprehensive
Plan may be awarded a density bonus of 5%.

[1] Chapter 3, Natural Resources Policies and Strategies;

[2] Chapter 4, Marine Resources Policies and Strategies;

[3] Map 4, Natural Areas Wildlife Habitat;

[4] Map 9, Wetlands; or

[5] Map 10, Areas of High Potential for Wildlife Habitat.




Project Name/District:

Town of Wells , Maine Review Checklist

Page 5of 7
Meetinghouse Road Subdivision - Rural District - Tax Map

77, Lot 22

Prepared By: Office of Planning & Development

Date of Review: 07-08-16; 08/03/16

Company Name: Town of Wells

§ 145-49. Residential Cluster Development.
[Amended 11-7-2006]

Application Meet Requirements

Yes

No

NA

Comments

(b) Links dedicated open space to large parcels of adjoining
dedicated open space to provide usable wildlife habitat or
corridor connections between usable wildlife habitats in a manner
that is consistent with the goals, policies and strategies of the
following chapters and related maps in the Comprehensive Plan
may be awarded a density bonus of 5%:

[1] Chapter 3, Natural Resources Policies and Strategies;

[2] Chapter 4, Marine Resources Policies and Strategies;

[3] Map 4, Natural Areas Wildlife Habitat;

[4] Map 9, Wetlands; or

[5] Map 10, Areas of High Potential for Wildlife Habitat.

(®)

An open space cluster plan that allows public access to the open
space may be awarded a density bonus of 5%. The nature of
public access required to trigger this bonus is pedestrian traffic.
The instrument granting access, acceptable to the Planning
Board, may reasonably restrict the use of motorized vehicles.

(6)

An open space cluster plan that preserves, and provides for their
use as such in perpetuity, the Town's historic, traditional New
England seacoast and rural community character and
appearance by preserving and incorporating existing historic
structures and natural features of historic significance may be
awarded a density bonus of 5%.

)

An open space cluster plan that effectively links large areas of
the dedicated open space to adjoining dedicated open space
may be awarded a density bonus of 5%.

8)

An open space cluster plan that preserves scenic vistas
especially toward the seacoast from Route 1 and along scenic
corridors especially along Routes 1, 9, 109, and roads in rural
areas may be awarded a density bonus of 5%.

9)

A "unit for unit" density bonus may be granted for open space
cluster plans that include affordable housing for moderate-
income buyers. For example, if 10% of the dwelling units in the
project are affordable for moderate-income buyers then a density
bonus of 10% may be awarded. The matching density bonus
may be doubled for open space cluster plans that include
affordable housing for low-income buyers. For example, if 10% of
the dwelling units in the project are affordable for low-income
buyers then a density bonus of 20% may be awarded.
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§ 145-49. Residential Cluster Development.

Application Meet Requirements

[Amended 11-7-2006] Yes | No | NA Comments

E. | Aquifer Protection District. Where the parcel is located in the Rural The parcel is not located in the Aquifer Protection
District and partially in the Aquifer Protection District the permitted District
density for that portion of the lot within the Aquifer Protection District NA
may be doubled, transferred to the portion of the lot located in the Rural
District, and counted towards total bonus density, provided that:

(1) | All'land within the Aquifer Protection District is included within
the common land or open space;

(2) | A conservation easement is granted to the Town or to the
Kennebunk, Kennebunkport and Wells Water District over that
portion of the subdivision located within the Aquifer Protection
District; and

(3) | All stormwater detention facilities shall be located outside the
Aquifer Protection District. Stormwater retention facilities may be
located in the Aquifer Protection District.

F. | Management of open space. The open space portion of the cluster The open space management provisions shall be
development site shall be permanently dedicated open space by documented in the homeowner association documents.
covenant recorded at the Registry of Deeds and shown on the recorded
subdivision plans. No more than 2% of the open space shall be .
impervious surfaces that are accessory to the proposed use of open Draf,t _HOA (_jocumenFS have been provided and need
space (i.e., roads, parking areas, sheds, etc.), of which total structural Y* wwyw
coverage shall not exceed 600 square feet. Nonroofed or elevated Engineer._
structures (i.e., walking paths) are allowed. The designated open space
shall not be used for additional building lots. Planning Board to consider HOA Town Attorney

review at the final subdivision submission.

(1) | Prior to the sale of any lots, the open space shall be controlled
by one or more of the following methods:

(a) Ownership by an association of the owners of the dwelling v Proposed, to be clarified on the plan and HOA
units within the development; document.

(b) Ownership by an association of the owners of the dwelling Not proposed.

units within the development with a conservation easement NA

granted to the Town or recognized conservation organization;

(c) Dedication to the Town as public open space; and/or NA Not proposed.

(d) Transfer, with permanent restrictions, to a land trust or other NA Not proposed.

recognized conservation organization.
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§ 145-49. Residential Cluster Development.

Application Meet Requirements

[Amended 11-7-2006] Yes | No | NA Comments
(2) | The developer may structure the control of the common open Additional plan notes and HOA/Sample Deed
space in one or more of the above methods. The Planning Board information to be provided.
shall approve the arrangements for the ownership, control and
maintenance of the common open space as part of the Y*
subdivision approval. No changes in use or management of the
common open space shall be made without the approval of the
Planning Board.

G. | Homeowners' association management of open space. If the open Draft HOA documents have been provided and need
space will be owned and/or managed by the owners within the cluster additional information per review by the Town
development, then a homeowners' asso_c_lqtlon shall be created to own Engineer.
and manage the common lands and facilities. Covenants for mandatory
membership in the homeowners' association, setting forth the owner's v+

rights, interest and responsibilities, and providing for the assessment of
lots or units to fund common expenses shall be required and approved
by the Planning Board and shall be included in the deed for each lot.
The documents shall also include a management plan for the common
open space and facilities.

Planning Board to consider HOA Town Attorney
review at the final subdivision submission.
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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.

Application Meet Requirements
§ 145-30. Rural District.
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. NA
3) Cemetery having an area less than 20,000 square feet and NA

containing no buildings.
(4) | Dwelling, one-family. (See also § 145-55) Y 13 single family dwelling units/lots are proposed
(5) Dwelling, two-family. NA
(6) Dwelling, multifamily. (See also § 145-48) NA
@) Livestock, domestic (small), limited to lots with a minimum lot NA

size of 40,000 square feet.JAdded 6-9-20151]]
(8) Livestock, domestic (large), limited to lots with a minimum lot NA

size of five acres.[Added 6-9-2015]
9) Poultry, domestic (small), all lots, except lots less than 10,000 NA

square feet in area shall be limited to no more than five fowl

.JAdded 6-9-2015]
(10) | Poultry, domestic (large), limited to lots with a minimum lot size NA

of five acres.[Added 6-9-2015]
(11) | Recreation, passive. NA
(12) | Timber harvesting. NA
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§ 145-30. Rural District.

Application Meet Requirements

Yes | No | NA Comments
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:
(2) Bed and breakfast/small inn (See also § 145-52) NA
2) Cemetery larger than 20,000 square feet in area. NA
(3) | Church. NA
(4) | Club. NA
(5) Congregate care facility, in areas served by public water and NA

sewer. [Added 6-8-2010]
(6) Day-care home. NA
(7) | Day-care center/ nursery school. NA
(8) Estuarine and marine research facilities located east of U.S. NA

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]
(9) | Kennel. NA
(20) | 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. NA
(17) | Restaurant (standard) containing fewer than 75 seats. NA

(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 NA
and located east of the turnpike and south of Route 109. [Added
4-18-1995]
(21) | Tent and recreational vehicle park. NA
(22) | Transmission tower, radio. NA
D. | Accessory uses. Accessory uses are permitted when they are clearly Y
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.
E. | Uses prohibited. Except as permitted in § 145-12, Nonconforming uses, No nonconforming uses exist or are proposed.
and in Article VI, Town-Wide Regulations, uses not identified in NA
Subsections B, C and D are prohibited within this district.
F. | Dimensional requirements.
(2) Minimum lot size:
(@) One hundred thousand square feet of net area. Y Parcel lot size noted on sheet S1.1, note 2. Parcel is
39.4 acres.
Site Data Table notes the area to be 39.4 acres. Parcel
size exceeds 100,000 SF of net area.
See 145-49 checklist for minimum lot size requirements
of proposed residential cluster lots. See Site Data Table
on sheet S1.1 notes 20,000 SF minimum lot size
required. Cluster lot area notes. All but lot 4 exceed
40,000 SF in size.
(b) Forty thousand square feet if located east of the Maine NA Parcel not served by public sewer. See note 14.
Turnpike and connected to public sewer.
(2) | Maximum density: [Amended 4-28-1995]
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§ 145-30. Rural District.

Application Meet Requirements

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.

Yes | No | NA Comments
(@) | One dwelling unit for each 100,000 square feet of net Y See Site Data Table on Sheet S1.1. 39.4 acres = 17
area. conventional lots. 39.4acres less 15% road deduction
(5.91 acres) = 39.4 acres or 14 lots. 13 lots/dwellings
are proposed.
(b) | One dwelling unit for each 40,000 square feet of net area Parcel not served by public sewer.
if located east of the Maine Turnpike and connected to NA
public sewer.
(c) Four housekeeping cottages or seasonal cottages per No cottage units exist or are permitted on this parcel.
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 NA
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.
(3) | Minimum street frontage per lot: 200 feet, which may be reduced The parcel has over 200 feet of street frontage along
to 150 feet for lots fronting entirely on a cul-de-sac. The Meetinghouse Road.
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 Per 145-49 all residential cluster lots are perm|tted, to
driveway is paved to a width of at least 16 feet and has a gravel have a minimum street frontage requirement of 50. See
base of at least 20 feet in width), an agricultural, animal Site Data Table on Sheet S1.1.
husbandry or a timber harvesting use may be reduced to 50 feet Y
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§ 145-30. Rural District.

Application Meet Requirements

feet from the high-water line of the <ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>