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TOWN OF WELLS, MAINE
STAFF REVIEW COMMITTEE

Meeting Minutes
Wednesday, October 12, 2016, 9:00 A.M.

Wells Town Hall
208 Sanford Road, Wells

The meeting was called to order by Town Engineer/Planner Mike Livingston. Members present: 
Highway Department Commissioner representative Paula Green, Fire Department Cpt. Jeff 
Nawfel, Police Chief Jo-Ann Putnam, Code Enforcement Officer Jodine Adams, Planning 
Assistant Shannon Belanger. 

MINUTES
September 20, 2016

MOTION
Motion by Chief Putnam, seconded by Ms. Adams, to accept the minutes as submitted.  
PASSED unanimously.

DEVELOPMENT REVIEW AND WORKSHOP

I. COASTAL PREFINISHED FLOORS & TILES -  Lyons Enterprises, owner; Coastal 
Prefinished Floors & Tiles LLC, applicant. Site Plan Amendment for a change of use to 
the 3,216 SF building to include Business Retail and Business Contractor use. The 
Business Wholesale and Business Office uses to remain. No changes proposed to the 
1,550 SF building or other uses on the property.  The property is located off of 833 
Sanford Road and is within the Residential Commercial District. Tax Map 49, Lot 29-1. 
Receive Site Plan Amendment, Workshop Completeness and draft Compliance/ 
Findings of Fact & Decisions if appropriate

Dan Lyons, owner and Michelle and Peter Jacob were present. Abutter Janet Bonica was present.

MOTION
Motion by Chief Putnam, seconded by Ms. Adams, to receive the site plan amendment 
application.  PASSED unanimously.

The applicant plans to add business retail and contractor uses to the existing vacant building.  No
changes to the building are proposed.

Comments from Ms. Bonica on traffic control signs and installation were discussed. 
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MOTION
Motion by Chief Putnam, seconded by Ms. Adams, to waive the requirement for an updated 
boundary survey.  PASSED unanimously.

The landscape buffers along Homestead Drive and Route 109 were discussed.  Screening for the 
residential abutters was reviewed.

MOTION
Motion by Chief Putnam, seconded by Ms. Adams, to find the application complete. PASSED
unanimously.

MOTION
Motion by Chief Putnam, seconded by Ms. Adams, to find the application compliant. PASSED
unanimously.

The Findings of Facts & Decisions were reviewed. Handicap parking spaces are required on both
sides of the building because there are two different businesses.

MOTION
Motion by Ms. Adams, seconded by Chief Putnam, to approve the Findings of Facts & Decisions
as amended. PASSED unanimously.

MOTION
Motion by Chief Putnam, seconded by Ms. Adams, to sign the plans and Findings at the end of 
the meeting. PASSED unanimously.

ADJOURN

MOTION
Motion by Chief Putnam, seconded by Ms. Adams, to adjourn. PASSED unanimously.

RESPECTFULLY SUBMITTED:

__________________________________
Cinndi Davidson, Meeting Recorder

ACCEPTED BY:

________________________________________
Michael G. Livingston, PE, Town Engineer/Planner



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 sbelanger@wellstown.org

Site Plan Amendment Application Memo
Date: November 9, 2016

To: Staff Review Committee

From: Planning Office

Re: Millennium Granite – Site Plan Amendment Application   - Map 46, Lot 20-3

Richard Bois, Jr of Millennium Granite, has submitted a site plan amendment 
application for the previously approved site plan approved on 7/29/2014. The purpose of
this plan is to amend the following: elimination of the future “Barn B” (3,000 SF) and 
“Sawmill” (1,200 SF) buildings; reflect the existing conditions of the constructed 30’ x 40’
Maintenance Building, the Saw Barn building additions (960 SF + 784 SF) and “Future 
Shop” (800 SF), existing trailer locations, tree lines and lot coverage; and seeking 
approval for a 40’ x 80’ accessory building for the Mineral Extraction use and two 
building additions (12’ x 28’ and 12’ x 40’) to the existing Stone Barn. This mineral 
extraction gravel pit is 23.955 acres in size.  This property is identified as Tax Map 46, 
Lot 20.3. The parcel is located off of Quarry Road and Bald Hill Road and is within the 
Rural and 250’ Shoreland Overlay Districts. The existing and proposed uses on the 
property are mineral extraction use and manufacturing use. The 23.955 acre parcel to 
be served by a private septic system and accesses water from the quarry pond and on-
site well. A porta-potty exists adjacent to the temporary trailers and future shop area. A 
fire pond with dry hydrant is also located on this parcel. No dwellings are located on this
parcel. GIS Mapping identifies this parcel to have significant forested and freshwater 
wildlife habitats as well as some Flood Zone A areas. Wetlands are also identified to be 
significant in this area.

§ 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 – 3,200 SF and 336 SF 

and 480 SF in new building is proposed for the Mineral Extraction and Manufacturing use.

§ 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 Staff Review committee 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. 
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§ 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. Application fee and escrow deposit are pending.

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. Not applicable

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.) Not applicable

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 



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. On 11/4/2016 the Code Officer determined the 

uses are permitted/grandfathered.

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

11/4/16

[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. Staff Review 

Committee  scheduled to receive site plan amendment application on 11/15/16

(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 11/4/16; meeting is on 

11/15/16

(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. To be determined

(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. 

Recommendations and Conclusion:

1. The Staff Review Committee should move to receive the site plan amendment application.

2. The SRC should review and workshop the V, VI, VII and completeness draft comments 

and consider the following issues:

a. Review the changes made to the 2014 approved structures and gravel areas

b. Does the applicant plan to retain the storage bins/trailers on the site? Prior 

approval required the removal of the temporary trailers by April 2015.  If some 

are to remain, they will need to be relocated to maintain sufficient vehicular 

travel aisle widths. 

c. Based on the proposed 40’ x 80’ building location and saw barn additions the old 

scale house would need to be relocated to provide for sufficient travel aisle 

widths and radii for fire trucks to access the fire pond. 

d. The 25’ no-cut buffer/LID was cut adjacent to the Maintenance Building. The 

SRC to discuss if this buffer is to be replanted and at what time. 

e. Was an updated or new septic design provided prior to the granting of a building 

permit for the office or shop (per note 18 of prior approval)?

f. Determine if any additional parking is required for the proposed buildings.

g. Consider a waiver of requiring a soil erosion and sedimentation control plan;



h. Consider a waiver of requiring a stormwater management plan;

i. Consider a waiver allowing the site plan scale of 1” = 100 feet

3. Continue the workshop to the 11/29/16 SRC meeting.

Thank you.





Approval of the Staff Review Committee of
WELLS, MAINE  Date_______________

_____________________________________

_____________________________________

_____________________________________

_____________________________________

_____________________________________

NOTES:

1. The purpose of this plan is to amend the Site Plan approved in 2014 for Millennium Granite and includes the 
following changes: elimination of the future “Barn B” (3,000 SF) and “Sawmill” (1,200 SF) buildings; reflect the existing 
conditions of the constructed 30’ x 40’ Maintenance Building, the Saw Barn building additions (960 SF + 784 SF) and “Future
Shop” (800 SF), existing trailer locations, tree lines and lot coverage; and seeking approval for a 40’ x 80’ accessory building 
for the Mineral Extraction use and two building additions (12’ x 28’ and 12’ x 40’) to the existing Stone Barn. 

14.   The uses permitted on Lot 20-3 include Mineral Extraction and Manufacturing uses. *The property has historically 
manufactured granite products. Prior site plan approvals did not accurately not this grandfathered use to have existed.

PLAN REFERENCES:

1. Plan entitled “ Amended Site Plan for Millennium Granite, Quarry Road & Bald Hill Road, Wells, Maine” prepared by Anderson 
Livingston Engineers, Inc. dated 11/13/2008; dated last revised 02/20/2009, and approved and signed by the Wells Planning 
Board on 2/23/2009.

2. Plan entitled “Amended Site Plan for Millennium Granite, Quarry Road & Bald Hill Road, Wells, Maine” prepared by Richard 
Bois and the Planning Office dated 7/24/2014 and approved and signed by the Wells Staff Review Committee on 7/29/2014.



AREA TABLE

Lot Size (23.955 ac.) 1,043,481 SF

Approved Buildings:

Barn A 1,680
Saw Barn 1,600
Storage Bin 320
Old Comp. House 560
Old Engine House 264
Future Shed 480
Old Scale House 168
Old Pump House 64
Future Office 720
Future Barn B 3,000
Future Saw Mill 1,200
Future Saw Barn Addition 960
Future Shop 800
Maintenance Building 1,200
Saw Barn Addition 784
Total 13,800 SF or 1.3%

Proposed Buildings:

Barn A 1,680
Saw Barn 1,600 + 960 + 784
Saw Barn Additions 336 + 480
Storage Bins 320 + 320
Old Comp. House 560
Old Engine House 264
Future Shed 480
Old Scale House 168
Old Pump House 64
Office 720
Shop 800
Maintenance Building 1,200

Total 10,736 SF or 1.02%

Existing Non-vegetated: Building 13,800 SF
Proposed concrete pad 600 SF
Gravel Areas 63,850 SF
Rock Piles 30,100 SF

Total 108,350 or 10.4 %

Propose Non-Vegetated Building 10,736 SF
Gravel Areas 63,850 + 3,700 SF
Rock Piles 30,100 SF

108,386 or 10.04%
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Site Plan Amendment Application Memo
Date: November 10, 2016

To: Staff Review Committee

From: Planning Office

Re: Browns Clam Shanty – Site Plan Amendment Application   - Map 105, Lot 160

Sean Brown, has submitted a site plan amendment application on behalf of the property 
owner, Bruce and Robert Brown, for the property located off of 198 Post Road identified as 
Tax Map 105, Lot 160. The property is located within the General Business District and is 
4.89 acres in size. The parcel is served by public water and sewer. The purpose of the 
amendment is to seek approval for the following changes: reflect existing site conditions for 
lot coverage, parking, building location, outside eating; eliminate the renovation of the deck;  
comply with prior approved landscaped buffer requirements along Route One; and seek 
approval/remedy addition of other uses/structures on the property. The existing 96 seat 
Standard Restaurant use to remain unchanged.

§ 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; YES –?

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 –

§ 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 Staff Review committee 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. 

§ 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 the application fee and escrow. 
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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. Not applicable

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.) Not applicable

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. On 11/4/16 the Code Officer determined the uses 

are permitted.

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

11/4/16

[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. Staff Review 

Committee scheduled to receive site plan amendment application on 11/15/16

(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 11/4/16; meeting is on 

11/15/16

(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. To be determined

(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. 

Recommendations and Conclusion:

1. The Staff Review Committee should consider receiving the site plan 
amendment application. 

2. Background of the property:
a. Property approved as RV Park with office and Sub Shop in 1986
b. Restaurant approved 5-7-1995 (Mikes Clam Shack)
c. Restaurant amendment 5-20-1997 (Mikes Clam Shack)
d. Restaurant amendment 2-16-1999 (Mikes Clam Shack)
e. Last site plan approval was for a 96 seat Standard Restaurant with 44 

parking spaces
f. Last active lease of the Restaurant/ Business License had an 

expiration date of 12-31-2014. 
3. Site Plan Amendment Requirement/ Reviewing Authority per 145-74G and BII

of the Reviewing Authority Chart:
a. Existing site conditions are not consistent with the last approved site 

plan: Entrances, landscaping, fencing and building location differ
b. The Restaurant deck renovation/expansion was not completed
c. Additional uses/structures established on the property

4. Staff Review Committee to discuss the following and continue the workshop:
a. Route 1 frontage and entrances required the installation of a 15 foot 

wide landscaped buffer with a total of 6 shade trees. 
b. The restaurant was constructed closer to the property line than 

proposed: 15’ +/- versus the 25’ required
c. Encroachments by Map 108, Lot 40: shed, containers, vehicles, 

pavement and propane tank
d. An updated boundary survey is needed to accurately depict the 

property and existing conditions.



e. It may be in the owner’s best interest to divide off the restaurant onto a 
separate lot as a stand-alone use and approval.

f. How much outside seating exists/is desired? Will seating remain at 96 
total?

g. Does the restaurant still have a propane tank?
h. Does the restaurant use a dumpster? If so where is it located and what

screening exists?

5. The Staff Review Committee to receive input from the owner/applicant and 
continue the workshop. 
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Site Plan Amendment Application Memo
Date: November 10, 2016

To: Staff Review Committee

From: Planning Office

Re: Cappys Condominium – Site Plan Amendment Application   - Map 105, Lot 14A

John R. Kugler, attorney, has submitted a site plan amendment application on behalf of the 
property owner, The Charles Realty Trust, for the property located off of 166 Post Road 
identified as Tax Map 105, Lot 14A. The property is located within the General Business 
District and is 1.53 acres in size. The site plan has been prepared by Frank Emery, III. The 
parcel is served by public water and sewer. The purpose of the amendment is to seek 
approval for the following changes: create two condominium units on the property and 
associated limited common elements. Unit 1 to consist of the existing Standard Restaurant 
with associated parking/common areas. Unit 2 to consist of the existing 3 dwelling units, 4 
housekeeping cottage units, lodging facility office, office/retail/service uses and recreational 
commercial/retail use with associated parking and common areas. Approval for 1,500 SF in 
building addition constructed; Reconfigure paved and grass parking spaces from prior 
approval; Dumpsters to be relocated to meet setback and screening requirements. Propane 
tanks added and relocated since prior approval. Depict a paved common driveway installed 
along the northerly lot line exiting onto Route One. Update lot coverage based on 
existing/proposed conditions. 

§ 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 – changes to impervious 

areas and 1,500 SF in building area constructed between 2003 and 2007.

§ 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 Staff Review committee 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. 

§ 145-72. Applications. [Amended 4-26-1996]
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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 the 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. Not applicable

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.) Not applicable

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. On 11/4/16 the Code Officer determined the uses 

are permitted or grandfathered. 

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

11/4/16

[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. Staff Review 

Committee scheduled to receive site plan amendment application on 11/15/16

(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 11/4/16; meeting is on 

11/15/16

(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. To be determined

(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. 

Recommendations and Conclusion:

1. The Staff Review Committee should consider receiving the site plan 
amendment application. 

2. Background of the property:
a. Last approved site plan dated 10-16-2000
b. Several site changes have occurred since the 2000 approval: parking 

layout, pavement limits, building constructed (1500 SF +/-), dumpster 
locations

c. Amendment application is to bring the changes into compliance, depict
the condominium units and recognize the non-conforming aspects of 
the site.

3. The Staff Review Committee should consider the completeness items:
a. Waiver for property contours – no grade changes proposed.
b. Waiver for stormwater management – no new changes proposed 

(additional pavement added prior to 2003 for common driveway along 
northerly lot boundary exiting onto Route One- no drainage issue 
evident or reported)

c. Waiver for soil erosion and sedimentation control plan – no new 
changes proposed



d. Proposed draft notes to be added to the site plan as well as minor plan
changes to be address.

4. Staff Review Committee to discuss the following and continue the workshop:
a. What length of stay restrictions do the housekeeping cottage units 

follow? (Definition since 1993 requires closure between Jan 10 to April 
1 of each year and to stay in the unit for no more than 28 days.)

b. What hours of operation does the Lodging Facility Office keep? Is 
there a phone to reach management? Is there a check-in/out book for 
occupants of the housekeeping units? Is there a sign to reach 
management after hours?

c. What Route One landscape buffer requirements are to be considered?
Grass areas exist along Route One and could accommodate 2 shade 
trees. 

d. Two of the housekeeping cottage units relocated per the July 2000 site
plan approval appear to have been enlarged and are mislocated as 
they do not meet the required 15’ setback/buffer.





NOTES:

1. The purpose of this Site Plan Amendment is to seek approval for the following changes:

a. Recognize the creation of two condominium units on the property and associated limited 

common elements. Unit 1 to consist of the existing Standard Restaurant and associated 

parking/common areas. Unit 2 to consist of the existing 3 dwelling units, office/retail 

/service/personal service uses, commercial recreational/retail use, 4 two bedroom 

housekeeping cottage units, lodging office and associated parking/common areas;

b. Approval for 1,500 SF in building constructed after 2000 approval (office/retail/service/personal 

service uses)?;

c. Reconfigure paved and grass parking spaces from prior approval;

d. Dumpsters to be relocated to meet setback requirements and shall be fence enclosed;

e. Depict propane tanks added since last site plan approval;

f. Depict a paved common drive installed along the northerly lot line exiting onto Route One;

g. Update lot coverage based on existing/proposed conditions.

2. Zoning – GB General Business District dimensional requirements:

Minimum Lot size (sewer): 20,000 SF of net area

Maximum Density (sewer): 20,000 SF of net area per dwelling unit

4 housekeeping cottages per acre of net area

Minimum Street Frontage: 100 feet

Setbacks: Structures shall be:

15 feet from abutting lot lines

40 feet from abutting Route One

25 feet from abutting cemetery boundaries

25 feet from abutting lot lines along a street ROW

Maximum Building Height: 34’ (not to exceed 3 stories)

Maximum Lot Coverage: 65%

3. Underground utility lines as shown are approximate and should be verified prior to any digging or 

repair. 

4. Property is served by public sewer (WSD) and public water(KKWWD) and overhead utilities.

5. Property is 66776.5 SF or 1.53 acres in size.

6. Density Calculation:

66,776.5 / 20,000 SF = 3 dwelling units permitted

4 housekeeping cottage units require 43,560 SF

A lot area total of 103,560 SF would be needed to be conforming to current requirements.

*In 2000 the site plan for this property amended the plan use note to go from 2 dwelling units to 3 
dwelling units and included the existing 4 housekeeping units. In 2000 the Land Use Ordinance 
permitted 16 housekeeping cottages per acre (2,772.5 SF of land per cottage unit). A total lot area of 
71,090 was required. It appears the 2000 amendment to permit an increase in dwelling units was done 
without consideration of the required density of the Land Use Ordinance.

7.  Existing lot coverage(non-vegetated areas) = 42,598 sf/66,776 = 63.8%



8.  Parking Requirements & Approved Uses Spaces
Unit 1 – Standard Restaurant, 75 seats   29
( 30 provided within LCE for Unit 1)
Unit 2 – 3 dwelling Units    6

2,000 sf : Business Office, Retail or Service
  (Up to 4 separate businesses, 3 min. each)   12
1,740 sf  : Recreation (low, medium or high) Commercial or Bus. Retail         7
1,500 sf : Business Office, Retail or Service (one)     6
Four Housekeeping Cottages (8 Bedrooms)(Office 300 sf in Unit 2 Bldg.)       9

Total Parking spaces required   69
Total Parking spaces provided   65
(22 spaces are seasonal grass spaces, May 1 to Nov. 1 and 3 are handicap accessible)

Per 145-39.D. the parking requirement is reduced to 65 based on two nearby trolley stops, seasonal 
nature of businesses and sharing potential between uses.

9.  New parking spaces are shown in red, all other spaces either exist or to be removed. Restriping and 
any HC signage needed to be completed by July 1, 2017.

10. Dumpster relocation and screening to be completed by July 1, 2017.

11. The lodging office shall be retained. Contact information for unit management shall be posted at the 
office when not occupied.

12.  Cottage rental is grandfathered and shall be “seasonal” (not occupied January or February).

13.  Lighting onsite (building mounted, parking areas or signs) shall be conforming with 145-41 and 145-
75.D. and shall not produce unreasonable glare or strong light onto abutting properties or roadways.

14. This approval recognizes the following nonconforming and grandfathered existing conditions or as 
previously approved per Plan Reference 4 on 7-29-2000:

a. The four housekeeping cottages are a nonconforming use and cannot be expanded;
b. The housekeeping  cottages do not meet property line setbacks and are nonconforming 

structures;
c. The parcel contains 3 dwelling and is considered a multifamily development that does not meet 

the requirements of 145-48. The conditions are grandfathered as a nonconforming 
development;

d. The parcel contains cottages and is considered a lodging facility that does not meet the 
requirements of 145052. The conditions are grandfathered as a nonconforming development;

e. A 15 foot landscape buffer does not exist along Route 1;
f. The Unit 2 building does not meet the 40 foot ROW setback;
g. The 5 parking spaces in front of Unit 1 are partially within the Route 1 ROW;
h. The lot area is less than required to meet density requirements. The lot is grandfathered as a 

nonconforming lot.
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