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TOWN OF WELLS, MAINE
PLANNING BOARD

Meeting Minutes
Monday, November 7, 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: Brian 
Toomey, George Raftopoulos, Robert Sullivan and Charles Anderson.  All members are voting 
tonight.  Staff present: Mike Livingston, Town Engineer/Planner and Cinndi Davidson, Meeting 
Recorder.

MINUTES

September 26, 2016
MOTION

Motion by Mr. Raftopoulos, seconded by Mr. Anderson, to accept the minutes as written. 
PASSED 4-0-1 with Mr. Sullivan abstaining.

October 17, 2016
MOTION

Motion by Mr. Raftopoulos, seconded by Mr. Anderson, to accept the minutes as written.  
PASSED 4-0-1 with Mr. Sullivan abstaining.

PUBLIC HEARING

I. OGUNQUIT RIVER INN – Ryan Amin, owner/applicant. Site Plan Amendment 
seeking approval for additional lighting in the hotel parking lot. No changes are proposed
to the existing Lodging Facility which consists of 80 hotel/motel units. The property is 
located off of 17 Post Road and is within the General Business and Shoreland Overlay 
Districts. Tax Map 102, Lot 5.

Applicant Ryan Amin presented a plan for additional lighting in the parking lot.  The lights are 
requested for additional security and will be directed down toward the pavement. The site plan 
was initially approved in 2015.  The Planning Board held an evening site walk last spring to 
evaluate the lighting.

There were no questions or comments from members of the public.



PB Min 11-07-16
2 of 5

MOTION
Motion by Mr. Sullivan, seconded by Mr. Raftopoulos, to close the public hearing. PASSED 
unanimously.

DEVELOPMENT REVIEW & WORKSHOPS

I. DOLLAR GENERAL – LSM Inc. owner; Zaremba Program Development, LLC, 
applicant; Nobis Engineering, agent. Site Plan Pre-Application for a 9,100 Business 
Retail building and associated parking to be located on a 1.02 acre parcel. Property is 
located off of 2060 Post Road and is within the General Business District. Tax Map 144, 
Lot 1. Report the results of the Site Walk

Chris Nadeau of Nobis Engineering was present. Mr. Livingston reported on the October 22 site 
walk which Mr. Anderson, Mr. Toomey, Mr. Raftopoulos and about 12 abutters attended. Sight 
distances are excellent at the proposed entrance. Some significant trees along Route One and the 
lot lines should be preserved. There are 2’contours on the plan; Mr. Livingston recommended 1’ 
contours because the property is so flat.  An existing culvert crosses the property and will have to
be rerouted. There will be a detention pond behind the building. An 8’ fence is considered for the
north property line. The abutters were concerned about deliveries. There will be one large truck 
and several smaller trucks per week. Major concerns were the impact on Route One traffic and 
the Drakes Island intersection, and having the architectural design consistent with the appearance
of the Town. A traffic study including summer volumes will be required for the completeness 
review.  Traffic engineers have a methodology for looking at traffic during peak seasons.
The applicant will submit a full site plan application for the Board’s review. The 
recommendation was to start the traffic study. The applicant will look at recent commercial 
projects in Town for design standards.

II. OGUNQUIT RIVER INN – Ryan Amin, owner/applicant. Site Plan Amendment 
seeking approval for additional lighting in the hotel parking lot. No changes are proposed
to the existing Lodging Facility which consists of 80 hotel/motel units. The property is 
located off of 17 Post Road and is within the General Business and Shoreland Overlay 
Districts. Tax Map 102, Lot 5. Workshop comments from public, draft compliance 
and sign lighting

The Board reviewed the new lighting information. The new fixtures will be low intensity and 
downward shielded, and Mr. Livingston recommended approving the proposed lighting.

MOTION
Motion by Mr. Sullivan, seconded by Mr. Raftopoulos, to find that the proposed lighting is in 
conformance with §145-75D. PASSED unanimously.

The existing sign is internally lit. The applicant has learned that dimmer switches can be 
installed. There are 6 modules and each has its own switch. The sign must meet the requirements
of §145-41 and §145-75, which are subjective. Mr. Amin suggested another site walk now that 
the globe lights have been removed to see if there is any improvement. Mr. Sullivan 
recommended a site walk before the sign is modified. Mr. Raftopoulos discussed having the sign 
harmonize with other businesses along Route One.
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MOTION
Motion by Mr. Sullivan, seconded by Mr. Raftopoulos, to schedule another site walk when the 
applicant is ready.  PASSED unanimously.

MOTION
Motion by Mr. Sullivan, seconded by Mr. Raftopoulos, to continue the workshop for 120 days to 
allow time for the site walk. PASSED unanimously.

III. WESLEY BY THE SEA – Preacher’s Aid Society of New England, owner; Stephen 
Bushey, agent. Subdivision Amendment Application to reflect As-Built conditions of the 
subdivision and changes made to the drainage including drainage easements and wooded 
buffers. The subdivision is located off of Charles Wesley Court off of Harriseckett Road 
and Willow Way. The subdivision is located within the Rural and 75’ Shoreland Overlay 
Districts. Tax Map 79, Lots 1-1 to 1-14. Receive Subdivision Amendment Application,
review memo, and schedule a Site Walk if determined to be necessary

The applicant requested a postponement to the next meeting.

IV. SEA ORCHARD – Thomas & Ruth Bergen, owner. Robert Libby, BH2M, 
applicant/agent. Subdivision Amendment Application for a 15’ wide access easement on 
lot 5 for the use of lot 6. The parcels are located off of Autumn Lane off of Route One. 
The parcels are located within the Residential A District and are identified as Tax Map 
135, Lots 9-5 and 9-6. Receive Subdivision Amendment Application, review memo, 
and schedule a Site Walk if determined to be necessary

Robert Libby of BH2M represented the applicant.
MOTION

Motion by Mr. Raftopoulos, seconded by Mr. Sullivan, to receive the subdivision amendment 
application.  PASSED unanimously.

The applicant wishes to add a ROW across Lot 5 for the use of Lot 6. This is a residential 
subdivision. Apparently there are some areas of wetland fill that were not on the original plan, a 
shed seems to be in the setback or common area, and the original landscape plan was shifted over
into the buffer area. 

MOTION
Motion by Mr. Sullivan, seconded by Mr. Raftopoulos, to schedule a site walk for 8 AM on 
Saturday, November 12.  PASSED unanimously.

V. BURNT MILL ESTATES- Burnt Mill Holding Company, LLC; Brad Booth, agent; 
Corner Post Land Surveying, surveyor. Final Subdivision Amendment Application to 
relocate cluster lot #62 from Storer Lane to Route 9A, adjacent to cluster lot #103 and 
add a driveway onto Route 9A .No change to the number of lots or dwellings proposed. 
The area of the subdivision amendment is located off of Hobbs Farm Road, Route 9A, 
and Storer Lane, and is within the Rural and 75’ Shoreland Overlay Districts. Tax Map 
62, Lot 12 and Map 63, Lot 7. Workshop compliance and Findings of Fact & 
Decisions for possible approval
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Applicant Brad Booth was present.  The final revisions have been made and Findings of Facts & 
Decisions were reviewed.

MOTION
Motion by Mr. Sullivan, seconded by Mr. Raftopoulos, to approve the Findings of Facts & 
Decisions, to approve the amended plan and sign the plans and Findings at the end of the 
meeting.   PASSED unanimously.

VI. BRACKETT ESTATES – Jefferson Homes, Inc. owner; Thomas Harman, Civil 
Consultants, applicant/agent. Subdivision Amendment Application to adjust the lot line 
between lots 5-24 and 5-25. No other changes proposed to the existing subdivision. 
Parcels located off of Brackett Lane and are located within the Residential A District. 
Tax Map 25, Lot 5-24 and 5-25. Receive Subdivision Amendment Application, 
determine a site walk if necessary, workshop completeness, determine a public 
hearing if necessary, workshop compliance and Findings of Fact & Decisions for 
possible approval

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

Jay Stevens of Civil Consultants represented the applicant and presented the plan for a lot line 
adjustment and land swap

MOTION
Motion by Mr. Sullivan, seconded by Mr. Toomey, to find that a site walk is not necessary.  
PASSED unanimously.

MOTION
Motion by Mr. Sullivan, seconded by Mr. Raftopoulos, to find the application complete.  
PASSED unanimously.

MOTION
Motion by Mr. Sullivan, seconded by Mr. Raftopoulos, to waive the requirement for a 
stormwater management plan.  PASSED unanimously.

MOTION
Motion by Mr. Sullivan, seconded by Mr. Raftopoulos, to find the proposed monumentation 
suitable.  PASSED unanimously.

MOTION
Motion by Mr. Sullivan, seconded by Mr. Raftopoulos, to find that a public hearing is not 
necessary. PASSED unanimously.

MOTION
Motion by Mr. Sullivan, seconded by Mr. Raftopoulos, to find the application compliant.  
PASSED unanimously.
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MOTION
Motion by Mr. Sullivan, seconded by Mr. Raftopoulos, to approve the Findings of Facts & 
Decisions, to approve the amended plan and sign the plans and Findings at the end of the 
meeting.   PASSED unanimously.

OTHER BUSINESS

~Site walks: Mr. Sullivan was unable to attend the site walk at Hidden Cove Brewery and did 
one on his own. Mr. Millian was unable to attend the site walk at the Dollar General property and
did one on his own. 

~There will be a training session in December for ZBA and Planning Board members.

ADJOURN

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

MINUTES APPROVED _____________________________________________, 2016

ACCEPTED BY:

_____________________________ ______________________________________
Robert Sullivan, Secretary Cinndi Davidson, Recorder



Planning & Development
208 Sanford Road, Wells, Maine   04090

Phone:  (207) 646-5187, Fax:  (207) 646-7046
Website:  www.wellstown.org

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

Site Plan Pre-Application Memo
Date: November 16, 2016

To: Planning Board

From: Planning Office

Re: Garthwaite Energy– Tax Map 40, Lot 3-1

Project Description:

Post Road Land Surveying Inc. has submitted a site plan pre-application on behalf of 
the applicant, Garthwaite Energy Inc., with an option to purchase the current property
from the owner, G&C Realty Trust. The Site Plan Pre-Application is for a 42’ x 60’ 
(2,520 SF) one-story building to be used for Business Service/ Business Contractor/ 
Business Office use with accessory outdoor storage of propane cylinders within a 40’
x 40’ fenced area, a 30,000 gallon propane tank filling station for delivery trucks, and 
associated parking. The property is located off of North Berwick Road and is within 
the Light Industrial District. Tax Map 40, Lot 3-1.

§ 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 – a 2,520 SF building with a 1600 SF outdoor storage area and 

associated gravel (1.1 acres total development of 1.7 acres) is propsoed

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.

§ 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 proposal requires Planning Board approval

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

http://www.wellstown.org
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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. Upon the submission of the Site Plan Application the fee 

shall be paid. 

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. Escrow provided

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] To be determined

§ 145-74. Review and approval processes.
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, a list of names and addresses of abutters to the proposed 

project, and a set of Size 10 envelopes addressed to the abutters, 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: Article V determination done on 11/4/16

(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.

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

[1] Send or deliver a notice to the applicant and the abutters of such 

determinations by first class mail. Abutters mailed notice on 11/4/16

[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.

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

Committee or the Planning Board, place the applicant on the next available 

agenda for a preapplication meeting, if a preapplication meeting is requested by 

the applicant. Planning Board scheduled to receive the pre-application on 

11/21/16



(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. 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, and said notification shall be sent or delivered by first class mail at 

least 10 days before the meeting. Planning Board scheduled to receive the pre-application on 

11/21/16

(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 conclusions:

1. The Planning Board should receive the site plan pre-application and 
schedule a site walk of the property. 
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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 16, 2016

To: Planning Board

From: Planning Office

Re: Farmers Market at Wonder Mountain– Site Plan Amendment Application   - Map 19, Lot 
11-1 

Kristen Hagen, President of the Wells Farmers Market Association, has submitted a 
site plan amendment application for the Wonder Mountain (Expansion) property 
located off of 272 Post Road identified as Tax Map 19, Lot 11-1. The property is 
located within the General Business District. The existing high-intensity commercial 
recreation use (go-cart track, ropes course, maintenance building, pit building) and 
single family dwelling use approved on the property to remain unchanged. The 
Farmers Market (Business Retail use) proposes to utilize a 4,550 SF area of the 
existing paved parking lot on the property. The proposed Market area would 
eliminate 11 to 13 parking spaces on the Wonder Mountain property during the 
Market operation once a week from May to October of each year. The access to the 
Market is proposed through the Wells-Ogunquit Center at Moody, 300 Post Road.

§ 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 – a 4,550 SF Business Retail use area is proposed.

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.

§ 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 require Planning Board approval. 

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

§ 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.
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A. An application fee as established by the Board of Selectmen, following notice and a public hearing, 
shall be paid at the time an application is filed. Applicant submitted an application fee waiver request 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 11/9/16 the Code Officer determined the use 

is permitted.

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

11/10/16

[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. Planning Board 
scheduled to receive site plan amendment application on 11/21/16

(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 11/10/16; meeting is on 

11/21/16

(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 Planning Board should consider receiving the site plan amendment 
application. 

2. The Planning Board should consider scheduling a site walk of the property to 
review the location of the proposed Farmers Market. 















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

Memo
Date: November 4, 2016

To: Planning Board

From: Michael G. Livingston, Town Engineer/Planner

Re: Wesley by the Sea Amendment – Tax Map 79, Lots1.1 to 1.14

Based on the review of the submitted As-Built Plans and comparison to the 2008 
originally approved subdivision plans the Planning Office offers the following initial 
review comments:

Description of the Amendment Application:

 Revisions to stormwater detention ponds;

 Revisions to drainage easements;

 Depiction of as-built conditions;

 Revisions to landscaping (tree preservation areas);

 Revise dimensional requirement of lot coverage from 20% to 40%.

 ? Path and bridge installation, optional/future

As-built plans received (Sheets 1 and 2, originally 8 and 10)
1. Record document note needs to state a positional tolerance such as 1 or 2 

feet for surface information and/or based on aerial imagery. “Substantial 
conformance to original plans,” needs to be defined. 

2. Several driveways not accurately represented
3. Overall good representation of existing conditions
4. Note updates and minor plan labels to be updated as recommended (see 

plan markups)

Items to resolve
A conflict has been discovered between note 24 on sheet 5 and the Lot Area table on
Sheet 6. At the time of approval and per current ordinances a minimum lot size of 
20,000 SF is required for cluster lots in the Rural District. Note 24 states Lots 1 to 13 
have been prepared in compliance with 145-49 but the table indicates six lots which 
are less. (Lots 3, 5, 7, 10, 11, and 13 are nonconforming based on the lot size noted 
in the area table). No conveyances have occurred, no monumentation has been 
installed and the requirement can be met with lot line adjustments. It is 
recommended that the lot line changes are included in this amendment application. 
Building locations and setbacks will need to be verified in some locations. 
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Major Subdivision Amendment Application Memo
Date: November 3, 2016

To: Planning Board

From: Shannon Belanger

Re: Wesley by the Sea Subdivision Amendment- Map 79, Lot 1-1 to 1-14

Project Description:
Stephen R. Bushey of Stantec has submitted a Subdivision Amendment Application 
for Wesley by the Sea on behalf of Preachers’ Aid Society of New England. The 
subdivision is located off of Harriseckett Road and Willow Way and has a private 
road name Charles Wesley Court. The subdivision is located within the Rural and 75’
Shoreland Overlay Districts. The subdivision is served by public sewer and water. 
The subdivision has 17.005 acres of dedicated Open Space. The subdivision 
consists of 13 residential cluster lots with a total of 22 dwelling units. The subdivision 
also has one conventional lot for 1 dwelling unit. The amendment application is 
seeking approval for the following changes:  Revisions to stormwater detention 
ponds; revisions to drainage easements; depiction of as-built conditions; revisions to 
landscaping (tree preservation areas); revise dimensional requirement of lot 
coverage from 20% to 40%. 

§ 202-10. Revisions to approved plans.

A. Procedure. An applicantion for a revision to a previously approved plan shall, at least five business days 

prior to a scheduled meeting of the Board, request to be placed on the Board's agenda. Planning Board 

to receive Amendment Application on 11/7/16

(1) If the revision involves the creation of additional lots or dwelling units, the procedures for 
preliminary plan approval shall be followed, unless the revised plan meets the definition of a 
minor subdivision. If the revision involves only modifications of the approved plan, without the
creation of additional lots or dwelling units, the procedures for final plan approval shall be 

followed. Final plan approval procedures to be followed.

(2) The applicant shall pay a fee established by the Board of Selectmen following notice and a 
public hearing, to include the applicable per-dwelling-unit fee according to the procedures for a
minor subdivision or preliminary plan for a major subdivision. In addition, the applicant shall 
pay a fee to be determined by the Board, to be deposited in a special account designated for that
application, to be used by the Board for hiring independent consulting services to review the 
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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 $50 beyond the balance after invoices 
received are paid be deposited by the applicant. The Board shall continue to notify the applicant
and require that an additional $50 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 decision on the revision by the Board shall be returned to the applicant. If a public 
hearing is deemed necessary by the Board, an additional fee of $200 shall be required to cover 

the costs of advertising and postal notification. [Amended 7-23-2002; 4-16-2004] Fee and 

escrow provided. Public Hearing to be determined.

B. Submissions. The applicant shall submit a copy of the approved plan, as well as 11 copies of the 
proposed revisions. The application shall also include enough supporting information to allow the Board 
to make a determination that the proposed revisions meet the standards of these regulations and the 
criteria of the statute. The revised plan shall indicate that it is the revision of a previously approved and 
recorded plan and shall show the book and page or cabinet and sheet on which the original plan is 
recorded at the Registry of Deeds. The applicant shall provide evidence that all owners of abutting 
property were notified of the application if new lots or dwelling units are proposed to be created. 

[Amended 7-23-2002] Provided

C. Scope of review. The Board's scope of review shall be limited to those portions of the plan which are 
proposed to be changed. 

§ 202-9. Final plan for major subdivision.

A. Procedure.

(1) The subdivider shall, within six months after the approval of the preliminary plan, file with the 
Board an application for approval of the final plan at least 10 days prior to a scheduled meeting 
of the Board. If the application for the final plan is not submitted within six months after 
preliminary plan approval, the Board may refuse without prejudice to act on the final plan and 
require resubmission of the preliminary plan. The final plan shall approximate the layout shown 
on the preliminary plan, plus any recommendations made by the Board. [Amended 7-11-1996] 
Site Walk is recommended to be scheduled

(2) If a public hearing is deemed necessary by the Board, an additional fee in the amount 
established by the Board of Selectmen following notice and a public hearing shall be required to

cover the costs of advertising and postal notification. [Amended 7-9-2002; 4-16-2004] To be 

determined

(3) The subdivider, or his duly authorized representative, shall attend the meeting of the Board to 

discuss the final plan. To be determined

(4) When the application is received by the Planning Board, it shall give the applicant a dated 

receipt acknowledging that it has received the application. To be determined

(5) Within 30 days after receiving any application, the Board shall notify the applicant in writing 
either that the application is complete or, if it is incomplete, the specific additional material 
needed to complete the application. The Board shall determine whether to hold a public hearing 

on the final plan application. To be determined

(6) Prior to submittal of the final plan application, the following approvals shall be obtained in 
writing, where appropriate: 

(a) Maine Department of Environmental Protection, under the Site Location of Development 
Act and the Natural Resources Protection Act. Editor's Note: See 38 M.R.S.A § 481 et seq. and 38 

M.R.S.A. § 480-A et seq., respectively. DEP Permit Amendment PENDING?
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(b) The Kennebunk, Kennebunkport and Wells Water District, if the district's water service is 

to be used. No Changes proposed

(c) Maine Department of Human Services, if the subdivider proposes to provide a central 

water supply system. Not Applicable as no changes to water supply (public water)

are proposed. 

(d) The Wells Sanitary District, if the public sewage disposal system is to be used. No 

changes proposed

(e) Maine Department of Human Services, if a centralized or shared subsurface sewage 

disposal system(s) is to be utilized. Not Applicable as subdivision is served by public 

sewer

(f) An Army Corps of Engineers dredge and fill permit. Not Applicable

(g) NPDES permit for stormwater discharges. Not Applicable

(7) A public hearing may be held by the Planning Board within 30 days after the issuance of a 
receipt for the submittal of a complete application. This hearing shall be advertised in a 
newspaper of local circulation at least two times, the date of the first publication to be at least 
seven days before the hearing, and the notice of the hearing shall be posted in at least three 
prominent places at least seven days prior to the hearing. When a subdivision is located within 
500 feet of a municipal boundary and a public hearing is to be held, the Planning Board shall 
notify the Clerk and the Planning Board of the adjacent municipality involved at least 10 days 

prior to the hearing. To be determined

(8) Upon receipt of an application for a subdivision containing 20 lots or dwelling units or more, the
Planning Board shall notify the Road Commissioner, School Superintendent, Police Chief and 
Fire Chief of the proposed subdivision, the number of dwelling units proposed, the length of 
roadways and the size and construction characteristics of any multifamily, commercial or 
industrial buildings. The Planning Board shall request that these officials comment upon the 
adequacy of their department's existing capital facilities to service the proposed subdivision.

(9) Before the Board grants approval of the final plan, the subdivider shall meet the performance 

guaranty requirements contained in § 202-13. To be determined

(10) The Board, within 30 days from the public hearing or within 60 days of the official submittal 
date if no hearing is held, shall make findings of fact and conclusions relative to the standards 
contained in 30-A M.R.S.A. § 4404, Subsection 3 and in these regulations. If the Board finds 

that all standards of the statute and these regulations have been met, it shall approve the final 
plan. If the Board finds that any of the standards of the statute and these regulations have not 
been met, the Board shall either deny the application or approve the application with conditions 
to ensure all of the standards will be met by the subdivision. The reasons for any denial or 

conditions shall be stated in the records of the Board. To be determined

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



Recommendations and conclusions:

1.  The Planning Board to consider receiving the subdivision amendment 
application. 

2. Background:
a. 23 dwelling unit/ 14 lot subdivision originally approved as “Jesse Lee 

Village” on 7-14-2008
b. Project name change to “Wesley by the Sea” approved as an 

amendment on 12-6-2010
c. Phase 1 construction occurred in 2009
d. Phase 2 construction occurred from 2012 through 2016
e. Project approved as 22 dwelling units on 13 residential cluster lots 

located on Charles Wesley Court road and one conventional lot 
located on Willow Way

f. Project is located on 28.26 acres within the Rural and Shoreland 
Overlay Districts.

g. All homes have been constructed but no lots have been conveyed. 
Dwellings are being leased. 

h. All homes are connected to public sewer and water
i. Lot 4 has a “community building” for the subdivision association

3. Consider scheduling a site walk of the property
a. Project has been constructed. Changes are minor but are numerous
b. Some changes involve landscaping and buffering
c. A site walk is recommended

4. Maine DEP approval is pending
5. The amendment should include consideration of allowing up to 40% lot 

coverage under the recently adopted ordinance changes. 
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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

Memo
Date: November 16, 2016

To: Planning Board

From: Michael G. Livingston, Town Engineer/Planner

Re: Sea Orchard Subdivision Amendment – Tax Map 135, Lots 9-5 and 9-6

Project Description:

BH2M has submitted a subdivision amendment application to the Sea Orchard 
Subdivision on behalf of Thomas and Ruth Bergen, owners of lot 9-5 and 9-6.  The 
amendment is seeking approval for a 15’ wide access easement created over lot 9-5 
for lot 9-6 to use. The lots are located off of Autumn Lane and are within the 
Residential A District. Tax Map 135, Lots 9-5 and 9-6.

Plan Review Comments:

 Plan should consist of lots 5 and 6, not the entire subdivision. The 
amendment should be limited to the area of revision. 

 Abutting Map and Lot numbers to be added to the plan

 As-built information needs to be depicted on the plan: Autumn Lane, 
Transformer location, walkway and patio (lot coverage), wetland limits, etc

 Lot coverage calculation for lot 6 is needed (maximum allowed lot coverage is
40%)

 Buffer plantings for lots 5 and 6 need to be depicted (Landscaping 
requirement of subdivision approval). See planting treatment letters from 
Landscape Architect dated 12-4-2012 and 7-30-2013 identifying plantings for 
lots 5 and 6 to be satisfied. Plantings changed per 2016 aerial images.

 Notes to be updated and revised on the plan

 RA zone requirements to be added to the plan

Issues:

 Wetland has exceeded permit requirements, see notes 20 and 21 on 
subdivision plan. Fill on Lot 6 and Common Land. 

 Shed does not meet setbacks on lot 6 and encroaches onto the Open Space 
of the subdivision

 Transformer location/easement to be updated

 Lot coverage on Lot 6 is very close or over the RA zone maximum of 40%

http://www.wellstown.org
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 Plantings have been altered since the 2012 inspection by the landscape 
architect. Plantings are required per 2005 subdivision approval and are owned
and regulated by the Homeowner’s Association. 

Recommendations:

1. The Planning Board to report the results of the Site Walk. See attached 
memo.

2. The Planning Board to consider the following review comments:
a. The applicant must address the additional wetland fill with MDEP
b. The applicant must contact the Sea Orchard Homeowners’ Association

regarding the following:
i. Changes to the landscaping within the Open Space
ii. Removal of the shed from encroaching onto the Open Space 

parcel
iii. Wetland filling in the Open Space

The Homeowners’ Association must be involved with the application 
due to owning the Open Space. Right/Title/Interest must be satisfied 
by the applicant to resolve the subdivision violations

c. The applicant must address the shed encroachment and setback issue
d. The existing lot coverage of Lot 6 needs to be verified.
e. Open Space requirements to be considered.

3. The Planning Board should continue the completeness review for 60 days.
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Website:  www.wellstown.org

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

Memo
Date: November 16, 2016

To: Planning Board

From: Michael G. Livingston, Town Engineer/Planner

Re: Sea Orchard Subdivision Amendment – Tax Map 135, Lots 9-5 and 9-6

Site Walk Date: 11-12-2016 Time: 8:00AM
Conditions: Sunny, brisk 38°

Planning Board present: Brian Toomey, Bob Sullivan, Charles Anderson
Town Staff present: Mike Livingston, Town Planner/Engineer
Applicant’s Consultant: Rob Libby, BH2M

No abutters present.

Comments:

 Lot 6 house, pavement and driveway fully constructed

 Lot 5 is vacant

 Several lot corners and road monumentation were observed

 Wetland flags were still visible at the cul-de-sac

 Wetland at cul-de-sac may be as approved. Verification near lot 6 
southerly corner needed

 Wetland on the northwesterly sideline of Lot 6 has been eliminated/ 
filled. Note 16 on the approved plan requires the MDEP fill permit to 
be amended

 The 20 foot wide landscape buffer previously approved has been 
altered and the buffer area is being utilized by Lot 6 for lawn area and 
storage of kayak and property maintenance equipment.

 Sea Orchard Homeowners’ Association owns the buffer and is 
responsible for the maintenance and management of the buffer 

 A solid 6’ tall fence exists on and along the property line of the abutting
properties of Efsthathio and Brooks. 

 A significant thick/ tall arborvitae hedge line exists between Lot 6 and 
the Efstathio property. This hedge line was relocated from the rear Lot 
6 lot line to the Open Space northeasterly lot line between 2012 and 
2016. 

http://www.wellstown.org
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 A shed exists within property line setbacks and encroaches onto the 
Open Space parcel.

 The Open Space parcel vegetation around Lot 5 is mostly intact.

 The building envelope of Lot 5 is mostly grass lawn area.

 The existing driveway of Lot 6 onto Lot 5 will be included in Lot 5’s lot 
coverage. 

 The as-built location and easement for the CMP transformer needs to 
be represented on the plan. 
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Subdivision Amendment Application Memo
Date: November 18, 2016

To: Planning Board

From: Planning Office

Re: Wire Road Subdivision Amendment #2 - Map 75, Lot 1

Project Description:

Attar Engineering has submitted a Final Subdivision Amendment Application for the 
approved 40 lot/ 40 single family dwelling unit Residential Cluster Development 
(major subdivision) on behalf of the property owner Highpine Properties, LLC.  The 
amendment proposes to permit a change to the septic system design and a change 
in the culvert specification at Station 4:80, Brendans Way. The property is located off 
of Wire Road and is identified as Tax Map 75, Lot 1 and is located within the Rural 
District.  The property is 100.26 acres in size and 73.73 acres is dedicated Open 
Space. The subdivision proposes private street right-of-ways, common on-site septic 
systems, and individual on-site drilled wells.

§ 202-10. Revisions to approved plans.

A. Procedure. An application for a revision to a previously approved plan shall, at least five business days 

prior to a scheduled meeting of the Board, request to be placed on the Board's agenda. Planning Board 

to consider receiving the application on 11-21-16

(1) If the revision involves the creation of additional lots or dwelling units, the procedures for 
preliminary plan approval shall be followed, unless the revised plan meets the definition of a 
minor subdivision. If the revision involves only modifications of the approved plan, without the
creation of additional lots or dwelling units, the procedures for final plan approval shall be 

followed. Final plan approval procedures to be followed.

(2) The applicant shall pay a fee established by the Board of Selectmen following notice and a 
public hearing, to include the applicable per-dwelling-unit fee according to the procedures for a
minor subdivision or preliminary plan for a major subdivision. In addition, the applicant shall 
pay a fee to be determined by the Board, to be deposited in a special account designated for that
application, to be used by the 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 $50 beyond the balance after invoices 
received are paid be deposited by the applicant. The Board shall continue to notify the applicant
and require that an additional $50 be deposited as necessary whenever the balance of the 
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account is drawn down by 75% of the original deposit. Any balance in the account remaining 
after a decision on the revision by the Board shall be returned to the applicant. If a public 
hearing is deemed necessary by the Board, an additional fee of $200 shall be required to cover 

the costs of advertising and postal notification. [Amended 7-23-2002; 4-16-2004] Escrow 

available.

B. Submissions. The applicant shall submit a copy of the approved plan, as well as 11 copies of the 
proposed revisions. The application shall also include enough supporting information to allow the Board 
to make a determination that the proposed revisions meet the standards of these regulations and the 
criteria of the statute. The revised plan shall indicate that it is the revision of a previously approved and 
recorded plan and shall show the book and page or cabinet and sheet on which the original plan is 
recorded at the Registry of Deeds. The applicant shall provide evidence that all owners of abutting 
property were notified of the application if new lots or dwelling units are proposed to be created. 
[Amended 7-23-2002]

C. Scope of review. The Board's scope of review shall be limited to those portions of the plan which are 
proposed to be changed. 

§ 202-9. Final plan for major subdivision.

A. Procedure.

(1) The subdivider shall, within six months after the approval of the preliminary plan, file with the 
Board an application for approval of the final plan at least 10 days prior to a scheduled meeting 
of the Board. If the application for the final plan is not submitted within six months after 
preliminary plan approval, the Board may refuse without prejudice to act on the final plan and 
require resubmission of the preliminary plan. The final plan shall approximate the layout shown 
on the preliminary plan, plus any recommendations made by the Board. [Amended 7-11-1996] 
Final Amendment Application to be considered for receipt on 11/21/16

(2) If a public hearing is deemed necessary by the Board, an additional fee in the amount 
established by the Board of Selectmen following notice and a public hearing shall be required to

cover the costs of advertising and postal notification. [Amended 7-9-2002; 4-16-2004] To be 

determined

(3) The subdivider, or his duly authorized representative, shall attend the meeting of the Board to 
discuss the final plan. Yes

(4) When the application is received by the Planning Board, it shall give the applicant a dated 

receipt acknowledging that it has received the application. Final Application to be received 

11/21/16

(5) Within 30 days after receiving any application, the Board shall notify the applicant in writing 
either that the application is complete or, if it is incomplete, the specific additional material 
needed to complete the application. The Board shall determine whether to hold a public hearing 

on the final plan application. To be determined

(6) Prior to submittal of the final plan application, the following approvals shall be obtained in 
writing, where appropriate: 

(a) Maine Department of Environmental Protection, under the Site Location of Development 
Act and the Natural Resources Protection Act. Editor's Note: See 38 M.R.S.A § 481 et seq. and 38 

M.R.S.A. § 480-A et seq., respectively. DEP Permit approval granted Aug 2016; Amended 

DEP Permit Approval for proposed changes PENDING

(b) The Kennebunk, Kennebunkport and Wells Water District, if the district's water service is 

to be used. Not Applicable

(c) Maine Department of Human Services, if the subdivider proposes to provide a central 
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water supply system. Not Applicable. Water supply by individual private wells.

(d) The Wells Sanitary District, if the public sewage disposal system is to be used. Not 

Applicable, no existing sewer mains within 1,000 feet of the property

(e) Maine Department of Human Services, if a centralized or shared subsurface sewage 

disposal system(s) is to be utilized. Written approval received from DHHS dated 5-

16-16 and amended approval dated 11-4-16

(f) An Army Corps of Engineers dredge and fill permit. Not Applicable, no wetland fill 

proposed.

(g) NPDES permit for stormwater discharges. Not Applicable, included in MDEP Site 

Location Permit. 

(7) A public hearing may be held by the Planning Board within 30 days after the issuance of a 
receipt for the submittal of a complete application. This hearing shall be advertised in a 
newspaper of local circulation at least two times, the date of the first publication to be at least 
seven days before the hearing, and the notice of the hearing shall be posted in at least three 
prominent places at least seven days prior to the hearing. When a subdivision is located within 
500 feet of a municipal boundary and a public hearing is to be held, the Planning Board shall 
notify the Clerk and the Planning Board of the adjacent municipality involved at least 10 days 

prior to the hearing. To be determined

(8) Upon receipt of an application for a subdivision containing 20 lots or dwelling units or more, the
Planning Board shall notify the Road Commissioner, School Superintendent, Police Chief and 
Fire Chief of the proposed subdivision, the number of dwelling units proposed, the length of 
roadways and the size and construction characteristics of any multifamily, commercial or 
industrial buildings. The Planning Board shall request that these officials comment upon the 
adequacy of their department's existing capital facilities to service the proposed subdivision.

(9) Before the Board grants approval of the final plan, the subdivider shall meet the performance 

guaranty requirements contained in § 202-13. To be determined

(10) The Board, within 30 days from the public hearing or within 60 days of the official submittal 
date if no hearing is held, shall make findings of fact and conclusions relative to the standards 
contained in 30-A M.R.S.A. § 4404, Subsection 3 and in these regulations. If the Board finds 

that all standards of the statute and these regulations have been met, it shall approve the final 
plan. If the Board finds that any of the standards of the statute and these regulations have not 
been met, the Board shall either deny the application or approve the application with conditions 
to ensure all of the standards will be met by the subdivision. The reasons for any denial or 

conditions shall be stated in the records of the Board. To be determined

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

Recommendations and conclusions:



1. The Planning Board should consider receiving the subdivision amendment
application.

2. The Planning Board should consider if a site walk is necessary. One is not
recommended. 

3. The Planning Board should consider workshopping the amendment 
application completeness (202-10). 

4. The Planning Board should consider if a public hearing is necessary. One 
is not recommended. 

5. The Planning Board should consider workshopping compliance (202-12).
a. An Amended DEP Permit application has been submitted. 

Approval is pending. 
6. The Planning Board should continue the workshop until the Planning 

Office receives notice of the DEP approval.
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Chapter 202
Subdivision of Land

               

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

Yes No NA Waiver Comments

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

Y

No changes to plan scale proposed. On 2/22/16 the 
Planning Board granted a waiver and permitted the 
plan scale of 1” = 150 feet for sheets 1.2 and 1.5. 
Other sheets scale is 1” = 80 feet or 1” = 40 feet.

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

Y
Wire Road Subdivision noted. Map and Lot numbers
noted. 

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

Y
See sheet 1.5 prepared by Jim Wright, PLS dated 
9/12/07. No changes proposed that effect lot 
boundaries. 
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§ 202-9. Final plan for major subdivision
Application Meet Requirements

Yes No NA Waiver Comments

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

Y

100.26 total acres noted on sheet 1.1.

Trees greater than 24” in diameter at breast height 
that exist are identified on sheets 1.3, 2.1 and 2.2. 
See note 22 on sheet 1.1. Lots 1A-6 and 1A-5 shall 
maintain trees noted to be 24” in diameter. 

A 50’ no-cut buffer with a 120 liner foot 8’ tall solid 
stockade (wood or vinyl) fence is proposed for M 75,
L 1-2. On 7/25/16 the Planning Board found the 8’ 
tall solid screening (fence) and 50’ wide no-cut 
buffer acceptable and required the fence to be 
installed 5’ from the abutting property line. 

A 25’ no-cut buffer is proposed for M 68, Lot 2-A; 
the Planning Board found the 25’ no cut buffer is 
sufficient on 7/25/16.

Sheet 1.4 depicts the parcel lot line and the 50’ 
buffer adjacent to proposed cluster lot 1A-34. A 50’ 
no-cut buffer is required for this lot as well.

Existing abutting properties and driveways depicted.
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§ 202-9. Final plan for major subdivision
Application Meet Requirements

Yes No NA Waiver Comments

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

Y

Test pits by Michael Cuomo, CSS#211. See sheet 
5.4 and 7.4. See note 5 on sheet 1.1 that individual 
septic tanks to be installed on lots per SSWDS note 
1 on sheet 5.4.

Groundwater Nitrate Evaluation Analysis provided 
by Sevee & Maher Engineers, Inc dated 1/12/2016. 
The Sevee & Maher Engineers analysis was peer 
reviewed by Stonehill Environmental, Inc. A peer 
review letter dated 7/14/16 was prepared by Cynthia
Thayer of Stonehill Environmental. On 7/25/16 the 
Planning Board voted to accept the third party 
hydrogeologic review of the water supply. 

See DHHS Wire Road Approval letter dated 5/16/16
and revised Approval dated 11-4-2016.

(5) Indication of the type of water supply system(s) to be used 
in the subdivision. Y

Sheet 1.1, Note 5. Individual drilled on-site wells are
to be provided on each lot. Well restrictions depicted
on sheet 1.2.  Dug wells are prohibited.

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

Y

The subdivision to construct an on-site fire pond 
(Wetpond 11) with 2 dry hydrant connections; 1 off 
of Camerons Lane within the subdivision and 1 off 
of Wire Road. See note 25 on sheet 1.1 regarding 
the fire pond installation and requirements. 

Homes are also permitted to be constructed with 
residential sprinkler systems. 

Fire Chief letter dated 6/8/2016 has been provided 
finding the proposed on-site fire pond and hydrants 
to be suitable for firefighting purposes.
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(b) The Board makes a finding that adequate groundwater 
resources to support one- and two-family homes, in both 
quantity and quality, are available generally throughout the 
Town of Wells. However:

Y

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

NA
The subdivision is not located within such 
contamination sources. 

[2] When a proposed subdivision is to be served by a 
private central water system or contains structures 
other than one- or two-family dwellings, evidence of 
adequate groundwater quantity shall be required.  

NA
Subdivision not served by a central water system. 
All dwellings in the subdivision to be single family 
units. 

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

Y Noted.

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

Y Parcel is located entirely within the Rural District.

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

Y See sheets 2.1 to 2.4.
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(9) The location, names and present widths of existing and 
proposed streets, highways, easements, building lines, 
parks and other open spaces on or adjacent to the 
subdivision. The plan shall contain sufficient data to allow 
the location, bearing and length of every street line, lot line 
and boundary line to be readily determined and be 
reproduced upon the ground. These lines shall be tied to 
reference points previously established. The length of all 
straight lines, the deflection angle radii, length of curves and
central angles of curves, tangent distances and tangent 
bearings for each street shall be included.

Y
Width of Wire Road is 49.5 feet per Town Clerk 
Office Vol. D Pages 139, 144 & 145.

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

Y

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

NA
Dedicated Open Spaces areas are not noted to be 
for public use.

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

A construction cost estimate was submitted on 
5/24/16. Changes proposed shall not impact the 
cost estimates. 

The subdivision to contain more than 20 
lots/dwellings. A separate cost estimate for capital 
and annual operating costs was provided in the 
“Community Impact Summary” prepared for Wire 
Road Subdivision. 
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(a) These lists shall include but not be limited to: schools, 
including busing; street maintenance and snow removal; 
police and fire protection; solid waste disposal; recreation 
facilities; stormwater drainage; wastewater treatment; and 
water supply.  

Y

See the “Community Impact Summary” prepared for
Wire Road Subdivision which outlines the calculated
expenses and revenues expected to be generated 
by this development. 

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

Y

See the “Community Impact Summary” prepared for
Wire Road Subdivision which outlines the taxable 
valuation of this subdivision to be $340,000 based 
on the mil rate of $9.95/ 1,000 (each unit contributes
$3,383 per year in real estate tax and $300 in 
automobile excise tax. 

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

Y
A copy of FEMA Map provided. No Flood Zones 
mapped, see sheet 1.1, Note 15.

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

Y
Erosion and sedimentation control notes are noted 
on sheet 5.2. Best management practices shall be 
followed. 

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

Y

A stormwater management plan prepared by Lewis 
Chamberlain of Attar Engineering, Inc dated 
3/8/2016, Revised 5/13/16. See Town Engineer 
drainage review memo dated 7/21-16. The analysis 
prepared by Attar Engineering meets or exceeds 
Town requirements. See foundation drain note on 
sheet 2.1 and 2.2.

A revised stormwater analysis and plan dated 10-
26-16 was submitted by Attar Engineering, Inc. 
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(16) If any portion of the proposed subdivision is located in the 
direct watershed of Ell Pond or within 500 feet of the upland 
edge of Hobbs Pond and meets the following criteria: 1. five 
or more lots or dwelling units created within any five-year 
period; or 2. any combination of 800 linear feet of new or 
upgraded driveways and/or streets, then the following shall 
be submitted or indicated on the plan: [Added 4-27-2007]

NA Subdivision not located within such areas.

(a) A phosphorus impact analysis and control plan 
conducted using the procedures set forth in MDEP 
Phosphorus Design Manual, Volume II of the Maine 
Stormwater Best Management Practices Manual, 2006. The 
analysis and control plan shall include all worksheets, 
engineering calculations, and construction specifications 
and diagrams for control measures, as required by the most 
recent edition of Stormwater Management For Maine: BMPS
Technical Design Manual, published by the Maine 
Department of Environmental Protection, 2006;
(b) A long-term maintenance plan for all phosphorus control 
measures;
(c) The contour lines shown on the plan shall be at an 
interval of no less than five feet; and
(d) Areas with sustained slopes greater than 25% covering 
more than one acre shall be delineated.
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Chapter 202
Subdivision of Land

PROJECT INFORMATION

General: Project Name:
# Lots/ Dwellings Proposed:
Applicant:
Landowner:
Location:
Existing Use:

Proposed Land Use:

Tax Parcel ID:
Zoning District:
Land Use, Art. VII 
Performance Standards:
Design Engineer:
Final Plan Application 
Submission Date:
Plan Submission Date:

Wire Road Subdivision
0 proposed; 40 lots/ 40 dwelling units approved
Highpine Properties, LLC, PO Box 339, Wells, ME 04090
Highpine Properties, LLC, PO Box 339, Wells, ME 04090
Wire Road, Wells, Maine
A 40 lot/dwelling unit residential cluster major subdivision with 
private street right-of-ways and Open Space
A 40 lot/dwelling unit residential cluster major subdivision with 
private street right-of-ways and Open Space
Tax Map 75, Lot 1
Rural District

145-49. Residential Cluster Development
Attar Engineering, Inc 1284 State Rd, Eliot, ME 03903

11/8/2016
11/8/2016

Project 
Description:

Attar Engineering has submitted a Final Subdivision Amendment Application for the 
approved 40 lot/ 40 single family dwelling unit Residential Cluster Development (major 
subdivision) on behalf of the property owner Highpine Properties, LLC.  The amendment 
proposes to permit a change to the septic system design and a change in the culvert 
specification at Station 4:80, Brendans Way. The property is located off of Wire Road and is 
identified as Tax Map 75, Lot 1 and is located within the Rural District.  The property is 
100.26 acres in size and 73.73 acres is dedicated Open Space. The subdivision proposes 
private street right-of-ways, common on-site septic systems, and individual on-site drilled 
wells. 

Approval Dates: Preliminary Plan Approval:
Final Plan Approval:

Not Applicable
November 21, 2016

Public Hearings: Preliminary Public Hearing
Final Public Hearing

Not Applicable
Not Applicable

Subdivision 
Plan Sheets:

1.1, 1.2, 1.3, 1.4, 2.2, 2.3, 2.4 and 5.4
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PROJECT HISTORY

1. On 11/8/16 the applicant submitted a subdivision amendment application for the above described project. 
2. On 11/10/16 the Planning Office mailed notices to abutters of the amendment application and of the 11/21/16 

Planning Board meeting. 
3. On 11/16 and 11/17/16 the Planning Office reviewed the submission and prepared Article V, VII, draft 

completeness and draft compliance/Findings of Fact & Decisions for the amendment. 
4. On 11/18/16 the Planning Office provided recommended note changes and review documents to the 

applicant. 
5. On 11/18/16 the Planning Office prepared a memo for the applicant and Planning Board.
6. On 11/21/16 the Planning Board voted to receive the amendment application, found a site walk to not be 

necessary, voted to find the application complete, found a public hearing to not be necessary.
7.

§ 202-12. General Standards Findings & Decisions

In reviewing applications for a subdivision, the Board shall consider the 
following general standards and make findings that each has been met 
prior to the approval of a final plan. In all instances the burden of proof 
shall be upon the applicant.
A. Conformance with Comprehensive Plan. All proposed subdivisions

shall be in conformity with the Comprehensive Plan of the 
municipality and with the provisions of all pertinent state and local 
codes and ordinances.

THE PLANNING BOARD FINDS THAT THIS 
STANDARD SHALL REMAIN MET.

B. Retention of open spaces and natural or historic features. 
[Amended 6-11-2013]

THE PLANNING BOARD FINDS THAT THIS 
STANDARD SHALL REMAIN MET.

(1) In any subdivision with no more than five lots or dwellings 
units, no dedicated open space is required. In any 
subdivision with at least six lots or dwelling units and no 
more than 10 lots or dwelling units, there shall be a 
minimum of 10% or 20,000 square feet, whichever is 
greater, of the total property net area dedicated as open 
space. Off-site dedication of open space land may be 
approved by the Planning Board if excess land is provided 
and the land has a greater benefit to the public than land 
within the development. In any subdivision with more than 
10 lots or dwelling units, there shall be a minimum of 35% 
of the total property net area dedicated as open space.

The proposed amendment shall not change the 
approved open space areas. 

This subdivision consists of more than 10 lots/ dwelling 
units (40 are approved) and is required to provide a 
minimum of 35% Open Space. This subdivision has 
73% open space or 73.7 acres of the 100.26 acre 
parcel.

See note 24. Common land (Open Space and 50’ wide 
ROWs) totals 79.94 acres. (39.46 + 34.27 + .30 + 4.53 
+ 1.28 = 79.94 acres).
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§ 202-12. General Standards Findings & Decisions

(2) Land reserved for open space purposes shall be of a 
character, configuration and location suitable for the 
particular use intended. A site intended to be used for 
active recreation purposes, such as a playground or a play 
field, should be relatively level and dry. Sites selected 
primarily for scenic or passive recreation purposes shall 
have such access as the Planning Board may deem 
suitable. The configuration of such sites shall be deemed 
adequate by the Planning Board with regard to scenic or 
historic attributes to be preserved, together with sufficient 
areas for trails, lookouts, etc., where necessary and 
appropriate.

See note 20. The Open Space shall be retained by the 
Wire Road Subdivision Homeowner’s Association and 
shall be used for Open Space and passive recreation A
single accessory structure not exceeding 600 SF is 
permitted and requires a building permit. No more than 
2% of the Open Space shall be impervious surface. 
(145-49F)

On 6/20/16 the Planning Board found the Open Space 
areas proposed to be suitable.

(3) Reserved open space land, acceptable to the Planning 
Board and subdivider, may be dedicated or conveyed to 
the municipality, a land trust, or other recognized 
conservation organization. Such reservation may also be 
accomplished by incorporation into homeowners' 
association or condominium association documents or into 
restrictive deed covenants. (See § 145-49, residential 
cluster development standards.)

No such reservation proposed.

(4) The Planning Board may require that the development 
plans include a landscape plan that will show the 
preservation of any existing trees larger than 24 inches in 
diameter at breast height, the replacement of trees and 
vegetation, graded contours, streams and the preservation 
of scenic, historic or environmentally significant areas. 
Cutting of trees on the northerly borders of lots should be 
avoided as far as possible, to retain a natural wind buffer.

Trees greater than 24” in diameter at breast height that 
exist are identified on sheets 1.3, 2.1 and 2.2. See note
22 on sheet 1.1. Lots 1A-6 and 1A-5 shall maintain 
trees noted to be 24” in diameter. 

A 50’ no-cut buffer with a 120 liner foot 8’ tall solid 
stockade (wood or vinyl) fence is proposed for M 75, L 
1-2. On 7/25/16 the Planning Board found the 8’ tall 
solid screening (fence) and 50’ wide no-cut buffer 
acceptable and required the fence to be installed 5’ 
from the abutting property line. 

A 25’ no-cut buffer is proposed for M 68, Lot 2-A; the 
Planning Board found the 25’ no cut buffer is sufficient 
on 7/25/16.

Sheet 1.4 depicts the parcel lot line and the 50’ buffer 
adjacent to proposed cluster lot 1A-34. A 50’ no-cut 
buffer is required for this lot as well.

C. Blocks. Where street lengths exceed 1,000 feet between 
intersections with other streets, the Board may require a
utility/pedestrian easement, at least 20 feet in width, to provide for 
underground utility crossings and/or a pedestrian pathway of at 
least five feet in width. Maintenance obligations of the easement 
shall be included in the written description of the easement.

THE PLANNING BOARD FINDS THAT THIS 
STANDARD SHALL NOT APPLY. 

Not applicable. No blocks are created.

D. Lots. THE PLANNING BOARD FINDS THAT THIS 
STANDARD SHALL REMAIN MET.

http://ecode360.com/print/7612537#7612537
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§ 202-12. General Standards Findings & Decisions

(1) All lots shall meet the minimum requirements of Chapter 
145, Land Use, for the zoning district in which they are 
located. The lot configuration should be designed to 
maximize the use of solar energy on building sites with 
suitable orientation.

No changes are proposed to lot lines.

§145-30. Rural District requirements apply to the 40 
single family dwelling units approved. The 40 single 
family lots are also a Residential Cluster Development 
and are permitted by §145-49 to be 20,000 SF in size if
not served by public sewer. All lots proposed are at 
least 20,000 SF in size.

Per 145-49 Residential Cluster lots may have a 20’ 
setback from subdivision ROWs and 15’ lot line 
setbacks.  The Planning Board approved the reduction 
of setbacks on 3/21/16. See note 3 on sheet 1.1. 
Proposed lots all appear to have 80’ or more of street 
frontage. The Planning Board approved the reduction 
of street frontage for the cluster lots on 3/21/16.

25’ x 2 = 50’ setback/ buffer required for all non-
clustered residential abutters. This 50’ setback is 
shown on the subdivision plans.

See notes 2, 3, and 4 on sheet 1.1.  Maximum lot 
coverage of each lot is 40% as permitted by 145-49C5.
On 8/22/16 the Planning Board voted to allow 40% lot 
coverage for the cluster lots as all are less than 40,000 
SF in size, per 145-49.C.5.

The subdivision is not located within the Shoreland 
Overlay District. 

73.73 acres to be dedicated Open Space or 73% Open
Space. A 10% density bonus was requested. A 10% 
density bonus was granted by the Planning Board on 
2/22/16 for providing 73% Open Space.  See note 4 on
sheet 1.1.

(2) Lot configuration and area shall be designed to provide for 
adequate off-street parking and service facilities based 
upon the type of development contemplated. Wherever 
possible, parking areas shall be laid out to coincide with 
building locations to maximize solar energy gain.

All driveways shall be designed to comply with Chapter
201. See note 13. Parking on Wire Road, Camerons 
Lane and Brendans Way is prohibited. Driveways are 
prohibited onto Wire Road.
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§ 202-12. General Standards Findings & Decisions

(3) Lots with multiple frontages shall be avoided wherever 
possible. When lots do have frontage on two or more 
roads, the plan and deed restrictions shall indicate that 
vehicular access shall be located only on the less traveled 
way.

See note 13. Driveways are prohibited onto Wire Road.
Lots 1, 2, 3, 4, 5, 6, 7, 8, 9, and 10 have street frontage
on Wire Road and Camerons Lane. Deeds for these 
lots shall restrict vehicular access from Wire Road. 
Revised sample deeds to be provided to the Planning 
Office prior to the scheduling of a pre-construction
conference. (See special condition of approval #5.)

Lots 5, 6, 17 and 18 have street frontage on Camerons
Lane and Brendans Way. On 6/20/16 the Planning 
Board voted to permit driveways for these lots to be 
constructed onto either roadway. 

(4) Wherever possible, side lot lines shall be perpendicular to 
the street.

(5) The subdivision of tracts into parcels with more than twice 
the required minimum lot size shall be laid out in such a 
manner as to preclude future resubdivision.

See note 16 on sheet 1.1.

(6) Where public utilities could be extended to the subdivision 
in the foreseeable future, the subdivision shall be designed
to accommodate the extensions of utilities.

Extensions of such utilities in this area are not planned 
for the foreseeable future. Lots shall be served by 
centralized private septic system and private individual 
drilled wells. 

(7) If a lot on one side of a river, tidal water, road or other 
similar barrier fails to meet the minimum requirements for 
lot size, it may not be combined with a lot on the other side
of the river, tidal water or road to meet the minimum lot 
size.

No such lots proposed.

(8) Odd-shaped lots in which narrow strips are joined to other 
parcels in order to meet minimum lot size requirements are
prohibited. The ratio of lot length to width shall not be more
than three to one.

Odd shaped lots not proposed. 

(9) Lots shall be numbered in accordance with Chapter 201, 
Article I, Street Naming and Numbering, of the Wells 
Municipal Code.

(10) Where the Board finds that safety considerations so 
require, driveways of adjoining lots shall be combined or 
joined so as to minimize the number of driveway entrances
and maximize the distance between entrance points.

On 6/20/16 the Planning Board found that shared 
driveways are not required. 

(11) Proposed lots shall not be permitted to have driveway 
entrances onto existing arterial or collector streets unless 
the Planning Board determines that no reasonable 
alternate exists.

See note 13. Driveways are prohibited onto Wire Road.
Lots 1, 2, 3, 4, 5, 6, 7, 8, 9, and 10 have street frontage
on Wire Road and Camerons Lane. Deeds for these 
lots shall restrict vehicular access from Wire Road. 
Revised sample deeds to be provided to the Planning 
Office prior to the scheduling of a pre-construction
conference. (See special condition of approval #5.)

E. Utilities. THE PLANNING BOARD FINDS THAT THIS 
STANDARD SHALL REMAIN MET.
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§ 202-12. General Standards Findings & Decisions

(1) Utilities shall be installed underground except as otherwise
approved by the Board.

See note 11 on sheet 1.1 which all utilities to be 
installed underground. Transformer locations may vary 
based on CMP requirements. Relocation of 
transformers and associated easements do not 
constitute or require an amendment to the approval.  
Underground utilities shall be installed prior to the 
installation of the final gravel base of the road.

(2) Underground utilities shall be installed prior to the 
installation of the final gravel base of the road. See note 11 on sheet 1.1.

(3) The size, type and location of streetlights, electric and gas 
lines, telephone and other utilities shall be shown on the 
plan and approved by the Board.

See sheets 2.1 to 2.4 and details on sheets 5.1 to 5.4.

F. Required improvements. The following improvements are required 
for all subdivisions unless waived by the Board in accordance with 
provisions of these regulations.
(1) Monuments. THE PLANNING BOARD FINDS THAT THIS 

STANDARD SHALL REMAIN MET.

Sheet 1.5 is a boundary survey plan prepared by Jim 
Wright, PLS of Post Road Surveying dated 9/12/2007 
showing existing monuments of the 100.26 acre parcel.

(a)  Stone or concrete monuments shall be set at all street 
intersections and points of curvature, but no further than 
750 feet apart along street lines without curves or 
intersections.

Sheets 1.3 and 1.4 depict proposed Monumentation. 
All Monumentation proposed meets these 
requirements. 

Note 29 permits the issuance of a building permit 
utilizing temporary stakes placed by a licensed land 
surveyor. All approved Monumentation (pins and 
bounds) to be set by a licensed land surveyor and 
letter certifying such installation in compliance with 
standard condition of approval note #3 prior to the 
issuance of an occupancy permit.  

(b)  Stone or concrete monuments shall be set at all 
corners and angle points of the subdivision boundaries 
where the interior angle of the subdivision boundaries is 
135º or less. New monumentation shall not be required at 
corner or angle points where there is existing 
monumentation that complies with this section.
(c)  Stone monuments shall be a minimum of four inches 
square at the top and four feet in length and set in the 
ground at final grade level. After they are set, drill holes 
one-half-inch deep shall locate the point or points 
described above.
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§ 202-12. General Standards Findings & Decisions

(d)  Concrete monuments shall be portland cement 
reinforced with half-inch reinforcement bar. Concrete 
monuments shall be either four inches square or four 
inches in diameter and four feet in length and set in the 
ground at final grade with their top flush to four inches 
above the final grade.
(e)  All other subdivision boundary corners and angle 
points, as well as all lot boundary corners and angle points,
shall be marked by suitable monumentation.

On 10/17/16 the Planning Board found the proposed 
staking in order obtain a building permit as written on 
sheet 1.2, note 29, as acceptable. 

(2) Water supply. THE PLANNING BOARD FINDS THAT THIS 
STANDARD SHALL REMAIN MET.

(a)  When a subdivision is to be served by the Kennebunk, 
Kennebunkport and Wells Water District, the complete 
supply system, including fire hydrants, shall be installed at 
the expense of the subdivider.

Subdivision not served by the KKW Water District. 

[1]  The subdivider shall provide a written statement 
from the Water District that adequate water for both 
domestic and fire-fighting purposes can be provided 
without placing an undue burden on the source, 
treatment facilities or distribution system involved. 
The subdivider shall be responsible for paying the 
costs of system improvements necessary to serve the
subdivision.
[2]  The size and location of mains, gate valves, 
hydrants and service connections shall be reviewed 
and approved in writing by the Water District and the 
Fire Chief.

(b)  When the location of a subdivision does not allow for a 
financially reasonable connection to the Kennebunk, 
Kennebunkport and Wells Water District, the Planning 
Board may allow the use of individual wells or a private 
community water system.

The subdivision shall have individual drilled wells for 
the approved 40 lots.  Well exclusion zones are 
identified.

[1]  Dug wells shall be permitted only if it is 
demonstrated to be not economically feasible to 
develop other groundwater sources and shall be 
constructed so as to prevent infiltration of surface 
water into the well. Unless otherwise permitted by the 
Board, the subdivider shall prohibit dug wells by deed 
restrictions and a note on the plan.

See note 5 on sheet 1.1. Dug wells are prohibited. 

[2]  If a central water supply system is provided by the
subdivider, the location and protection of the source 
and the design, construction and operation of the 
system shall conform to the standards of the Maine 
Rules Relating to Drinking Water (10-144 A.C.M.R. 
231).

Not applicable.

[3]  Fire protection. [Amended 3-11-2002] No changes to fire protection proposed with the 
amendment application. 
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§ 202-12. General Standards Findings & Decisions

[a]  The subdivider shall construct dry hydrants 
connected to ponds or water storage tanks, 
provide fire hydrants connected to a public water
source or implement an alternative program 
approved by the Fire Chief to provide for 
adequate water for fire-fighting purposes within 
the subdivision. An easement shall be granted to
the municipality providing access to the hydrants
or other improvements where necessary. If a 
subdivision has fewer than 10 lots or dwelling 
units or any combination of lots and dwelling 
units, the Board, may waive the requirement for 
an adequate on-site water supply only upon 
submittal of evidence that:

The subdivision to construct an on-site fire pond 
(Wetpond 11) with 2 dry hydrant connections; 1 off of 
Camerons Lane within the subdivision and 1 off of Wire
Road. See note 25 on sheet 1.1 regarding the fire pond
installation and requirements. 

Homes are also permitted to be constructed with 
residential sprinkler systems. 

Fire Chief letter dated 6/8/2016 has been provided 
finding the proposed on-site fire pond and hydrants to 
be suitable for firefighting purposes.

[i]  There is a fire pond, fire hydrant 
connected to public water, or another water
source within one mile of the subdivision 
that the subdivider has obtained the legal 
right to use for fire protection purposes; and

Not applicable.

[ii]  The Fire Chief has determined that the 
proposed water source has sufficient 
capacity to serve the needs of the 
subdivision and any other subdivisions 
currently using or relying on the water 
source for fire protection.

See note 25 on sheet 1.1.

[b]  For purposes of this section, the 1-mile 
distance is measured from the pond, water 
source or fire hydrant to the driveway of the 
subdivision residence located farthest from the 
water supply along routes that fire trucks can 
safely travel year round.

The fire pond (Wetpond 11)/ hydrants shall be located 
within 1 mile of the subdivision lots proposed. 

[4]  The results of the water quality test submitted 
shall indicate that the groundwater meets the primary 
drinking water standards of the Maine Rules Relating 
to Drinking Water for those categories tested. If the 
Board has reason to believe, due to previous uses of 
the property or due to previous or existing uses of 
neighboring property, that the existing water quality 
may be threatened by contaminants not tested for in 
the primary inorganic water analysis, it may require 
the water to be tested for those contaminants.

This is a condition of approval to be provided prior to 
the issuance of a building permit. 

( c)  Prior to the issuance of a building permit for the 
construction of any principal structure in a subdivision, the 
applicant shall present evidence of suitable water supply to
the Code Enforcement Officer. This evidence shall consist 
of:

This is a condition of approval.

[1]  A letter from the Kennebunk, Kennebunkport and 
Wells Water District indicating availability of service; 
or

Not applicable.
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[2]  The results of a primary inorganic water analysis 
performed upon the well to serve the structure 
indicating the groundwater meets the primary drinking
water standards of the Maine Rules Relating to 
Drinking Water for those categories tested.

This is a condition of approval.

(3) Sewage disposal. THE PLANNING BOARD FINDS THAT THIS 
STANDARD SHALL REMAIN MET.

(a)  Public system. Subdivision not served by the Wells Sanitary District.
[1]  A sanitary sewer system shall be installed at the 
expense of the subdivider when there is a public 
sanitary sewer line located within 1,000 feet of the 
proposed subdivision at its nearest point. The Wells 
Sanitary District shall certify that providing service to 
the proposed subdivision is within the capacity of the 
district's collection and treatment system.
[2]  The district shall review and approve in writing the
construction drawings for the sewage system.

(b)  Private systems. Subdivision shall be served by centralized private 
subsurface wastewater disposal system. See note 5 on
sheet 1.1. See note 5 on sheet 1.1 that individual 
septic tanks to be installed on lots per SSWDS note 1 
on sheet 5.4.

[1]  The developer shall submit evidence of soil 
suitability for subsurface sewage disposal prepared 
by a Maine licensed site evaluator in full compliance 
with the requirements of the State of Maine 
Subsurface Wastewater Disposal Rules. In addition, 
on lots in which the limiting factor has been identified 
as being within 24 inches of the surface, a second 
site with suitable soils shall be shown as a reserve 
area for future replacement of the disposal area. The 
reserve areas shall be shown on the plan and 
restricted so as not to be built upon.

Test pits by Michael Cuomo, CSS#211. See sheet 5.4 
and 7.4. See note 5 on sheet 1.1 that individual septic 
tanks to be installed on lots per SSWDS note 1 on 
sheet 5.4.

Groundwater Nitrate Evaluation Analysis provided by 
Sevee & Maher Engineers, Inc dated 1/12/2016. The 
Sevee & Maher Engineers analysis was peer reviewed 
by Stonehill Environmental, Inc. A peer review letter 
dated 7/14/16 was prepared by Cynthia Thayer of 
Stonehill Environmental. On 7/25/16 the Planning 
Board voted to accept the third party hydrogeologic
review of the water supply. 

See original DHHS Wire Road Approval letter dated 
5/16/16 and revision Approval letter dated 11/4/16.

[2]  In no instances shall a disposal area be permitted 
on soils or on a lot which requires a new system 
variance from the subsurface wastewater disposal 
rules.

No such system proposed or permitted.
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(4) Stormwater management. [Amended 4-27-2007] THE PLANNING BOARD FINDS THAT THIS 
STANDARD SHALL REMAIN MET.

The change proposed to three 30” culverts shall not 
impact the stormwater management plan approvals or 
requirements. 

Culverts at a 25 year storm event estimated to flow at 
1.29’ of depth, approximately half the capacity of the 
pipes per the revised stormwater analysis and plan 
dated 10-26-2016 by Attar Engineering, Inc. 

A stormwater management plan prepared by Lewis 
Chamberlain of Attar Engineering, Inc dated 3/8/2016, 
Revised 5/13/16. See Town Engineer drainage review 
memo dated 7/21-16. The analysis prepared by Attar 
Engineering meets or exceeds Town requirements. 
See foundation drain note on sheet 2.1 and 2.2.

(a)  Where a subdivision is traversed by a stream, river or 
surface water drainageway, or where the Board feels that 
surface water runoff to be created by the subdivision 
should be controlled, there shall be provided easements or
drainage rights-of-way with swales, culverts, catch basins 
or other means of channeling surface water within the 
subdivision and over other properties. This stormwater 
management system shall be designed by a registered 
professional engineer.
(b)  Drainage easements for existing watercourses or 
proposed drainageways shall be provided and indicated on
the plan.
( c)  The developer shall provide a statement from the 
designing engineer that the proposed subdivision will not 
create erosion, drainage or runoff problems either in the 
subdivision or in other properties. The engineer shall certify
that peak runoff from the subdivision onto other properties 
shall not be increased either in volume or duration from the
peak runoff characteristics existing prior to development.
(d)  A stormwater management plan, meeting the 
standards of Chapter 201, Streets and Sidewalks, Articles 
II and III, Wells Municipal Code, shall be submitted.
(e) For subdivisions that require MDEP review under 38 
M.R.S.A. § 481 et seq. (Site Location of Development), a 
stormwater management plan shall be submitted which 
complies with the Site Location of Development permit and
the requirements of MDEP Chapter 500 Stormwater 
Regulations.
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(f) For subdivisions that do not require a Site Location of 
Development permit, but that require a MDEP permit 
pursuant to 38 M.R.S.A. § 420-D, a stormwater 
management plan shall be submitted which complies with 
the requirements of MDEP Chapter 500 Stormwater 
Regulations.

Site Location Permit approval from MDEP provided 
dated August 2016 (L-26984-L3-A-N). See note 10 on 
sheet 1.1. The changes proposed require MDEP 
approval. An application has been submitted by the
applicant. Approval is pending.

(g) For subdivisions outside of the watershed of a great 
pond that neither require a Site Location of Development 
permit, nor a MDEP permit pursuant to 38 M.R.S.A. § 420-
D, a stormwater management plan shall be submitted 
which incorporates the low-impact development techniques
set forth in Volume I, Chapter 3 of the Maine Stormwater 
Best Management Practices Manual, 2006 (LID 
Techniques) on each individual lot approved by the 
Planning Board when such LID Techniques are adopted by
MDEP. At such time that the MDEP adopts the LID 
Techniques, the Planning Board shall adopt them for use 
in approving subdivisions for the Town of Wells.
(h) For subdivisions located within the watershed of a great
pond containing: 1. five or more lots or dwelling units 
created within any five-year period; or 2. any combination 
of 800 linear feet of new or upgraded driveways and/or 
streets, a stormwater management plan shall be submitted
that meets the phosphorus allocation across the entire 
subdivision in accordance with the methodology described 
in the MDEP Phosphorus Design Manual, Volume II of the 
Maine Stormwater Best Management Practices Manual, 
2006.
(i) The Planning Board may require a hydrologic analysis 
for any site in areas with a history of flooding or in areas 
with a potential for future flooding, associated with 
cumulative impacts of development. This hydrologic 
analysis would be in the form of a “Downstream Analysis” 
under conditions of the ten-year, twenty-four-hour storm, 
the twenty-five-year, twenty-four-hour storm, and the one-
hundred-year, twenty-four-hour storm, as described below:

[1] Downstream Analysis Methodology: The criteria 
used for the downstream analysis is referred to as the
“10% rule.” Under the 10% rule, a hydrologic and 
hydraulic analysis for the ten-year, twenty-four-hour 
storm, the twenty-five-year, twenty-four-hour storm, 
and the one-hundred-year, twenty-four-hour storm is 
extended downstream to the point where the site 
represents 10% of the total drainage area. For 
example, a ten-acre site would be analyzed to the 
point downstream with a drainage area of 100 acres. 
This analysis should compute flow rates and 
velocities downstream to the location of the 10% rule 
for present conditions and proposed conditions. If the 
flow rates and velocities increase by more than 5% 
and/or if any existing downstream structures are 
impacted, the designer should redesign and 
incorporate detention facilities.
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G. Streets. THE PLANNING BOARD FINDS THAT THIS 
STANDARD SHALL REMAIN MET.

(1) All streets in a subdivision shall meet Chapter 201, Streets 
and Sidewalks, Articles II and III, Wells Municipal Code.

Brendans Way and Camerons Lane must comply with 
the requirements of Chapter 201.  Camersons Lane 
and Brandons Way are 50’ wide right of ways with 
private 24’ wide paved streets with 3’ wide gravel 
shoulders for a total travel width of 30’. See driveway 
culvert detail on sheet 5.1.

(2) Any subdivision expected to generate average daily traffic 
of 200 trips per day or more shall have at least two street 
connections with existing public streets, streets shown on 
an Official Map or streets on an approved subdivision plan 
for which performance guaranties have been filed and 
accepted. Any street with an average daily traffic of 200 
trips per day or more shall have at least two street 
connections leading to existing public streets, streets 
shown on an Official Map or streets on an approved 
subdivision plan for which performance guaranties have 
been filed and accepted. Said two street connections' 
center lines shall be no closer than 400 linear feet apart. 
Traffic generation rates shall be based on the Traffic 
Generation Manual, 1988 Edition, Institute of 
Transportation Engineers. Some typical traffic generation 
rates are:

The subdivision is expected to generate a daily traffic 
of 200 trips per day or more. Traffic generation is 
calculated to be 400 trips per day.

Two street connections leading to Wire Road are 
proposed approximately 630 +/-  linear feet apart

(a)  Single-family house: 10.0 trips per day per unit. 40 x 10.0 = 400.00 trips per day for the subdivision
(b)  Residential condominium: 5.9 trips per day per unit.

(c) Motel: 10.2 trips per day per room.

(d)  Industrial: 7.0 trips per day per 1,000 square feet of 
floor space.

(3) In any subdivisions located in the Residential A Zoning 
District or east of U.S. Route 1 provisions shall be made 
for the interconnection of proposed streets with other 
subdivisions or adjacent properties if it is determined to be 
practical and desirable by the Planning Board.

Subdivision not located within the RA zone or east of 
Route 1.  

H. Land features. THE PLANNING BOARD FINDS THAT THIS 
STANDARD SHALL REMAIN MET.

(1) Topsoil shall be considered part of the subdivision and 
shall not be removed from the site except for surplus 
topsoil from roads, parking areas and building excavations.
Topsoil shall not be removed from the site until completion 
of construction and inspection by the Town to assure four 
inches of topsoil has been spread over all areas to be 
grassed.

This is a condition of approval.

(2) Except for normal thinning, landscaping and cutting trees 
to provide access to direct sunlight, existing vegetation 
shall be left intact to prevent soil erosion. The Board shall 
require a developer to take the following measures to 
correct and prevent soil erosion in the proposed 
subdivision: [Amended 4-27-2007]

This is a condition of approval.
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(a) The proposed subdivision shall prevent soil erosion and
sedimentation from entering waterbodies, wetlands, and 
adjacent properties.
(b) The procedures outlined in the erosion and 
sedimentation control plan shall be implemented during the
site preparation, construction, and clean-up stages.
(c) Cutting or removal of vegetation along waterbodies 
shall not increase water temperature or result in shoreline 
erosion or sedimentation.
(d) Topsoil shall be considered part of the subdivision and 
shall not be removed from the site except for surplus 
topsoil from roads, parking areas, and building 
excavations.

(3) To prevent soil erosion of shoreline areas the cutting or 
removal of vegetation shall only be permitted as regulated 
in § 145-33 of Chapter 145, Land Use, of the Wells 
Municipal Code.

This is a condition of approval.

(4) Dedication and maintenance of common open space and 
services.

Wire Road Subdivision HOA documents provided by 
the applicant in May 2016. Town Planner review 
prepared in June 2016 noting various items to be 
addressed. Town Attorney review prepared in July 
2016 noting various items to be addressed. 

HOA documents, Bylaws, sample deed, etc. provided 
by applicant’s attorney on 8/18/16. Town Engineer 
review memo dated 8/19/16. HOA review comments in 
8/19/16 memo were addressed and revised documents
provided to the Planning Office prior to scheduling a 
pre-construction conference with the Town. See special
condition of approval note #5. 

(a)  All common land shall be owned jointly or in common 
by the owners of the dwelling units by means of a 
homeowners' association, by an association which has as 
its principal purpose the conservation or preservation of 
land in essentially its natural condition or by the 
municipality.

See note 20 and 24 on sheet 1.1. Note 24 states: “ The 
common land …is to be owned by the Homeowner’s 
Association. A portion of the undeveloped Open Space
may be conveyed to the Town of Wells in fee or per a 
conservation easement if accepted by the Board of 
Selectmen. Such a conveyance shall not be 
considered an amendment to the subdivision, but a 
plan must be recorded depicting the conveyance.”

(b)  Further subdivision of the common land or its use for 
other than noncommercial recreation or conservation 
purposes, except for easements for underground utilities, 
shall be prohibited. Structures and buildings accessory to 
noncommercial recreational or conservation uses may be 
erected on the common land.

See note 16 and note 20. Passive recreation use is 
proposed. See note 24 on sheet 1.1.

( c)  The common open space shall be shown on the final 
plan with appropriate notation on the plan to indicate that:

See note 16, 20 and 22. Common land is a total of 
79.94 acres, see note 24.

[1]  It shall not be used for future building lots; and See note 16.
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[2]  A part or all of the common open space may be 
dedicated for acceptance by the municipality. Possible dedication proposed, see note 24.

(d)  If any or all of the common open space and services 
are to be reserved for use by the residents, the bylaws of 
the proposed homeowners' association shall specify 
maintenance responsibilities and shall be submitted to the 
Board prior to final plan approval.

See note 23 on sheet 1.1. HOA document shall 
address maintenance responsibilities. See special 
condition of approval note #5. 

(e)  Covenants for mandatory membership in the 
homeowners' association setting forth the owners' rights, 
interests and privileges in the association and the common
property shall be reviewed by the Board and included in 
the deed for each lot or dwelling.

HOA document shall address maintenance 
responsibilities. See special condition of approval note 
#5.

(f)  The homeowners' association shall have the 
responsibility of maintaining the common property.

HOA document shall address maintenance 
responsibilities. See special condition of approval note 
#5.

(g) The association shall levy annual charges against all 
owners of dwelling units to defray the expenses connected 
with the maintenance of common property and tax 
assessments.

HOA document shall address maintenance 
responsibilities. See special condition of approval note 
#5.

(h)  The developer or subdivider shall maintain control of 
the common property and be responsible for its 
maintenance until development sufficient to support the 
association has taken place.

HOA document shall address maintenance 
responsibilities. See special condition of approval note 
#5.

(5) Construction in flood hazard areas. When any part of a 
subdivision is located in a special flood hazard area as 
identified by the Federal Emergency Management Agency,
the plan shall conform with Chapter 115, Floodplain 
Management, of the Wells Municipal Code.

No flood zone is present for the parcel per FEMA Map 
2301580010D. See note 15 on sheet 1.1.

(6) Impact on groundwater.

(a) When a hydrogeologic assessment is submitted, the 
assessment shall contain at least the following information:

Groundwater Nitrate Evaluation Analysis provided by 
Sevee & Maher Engineers, Inc dated 1/12/2016. The 
Sevee & Maher Engineers analysis was peer reviewed 
by Stonehill Environmental, Inc. A peer review letter 
dated 7/14/16 was prepared by Cynthia Thayer of 
Stonehill Environmental. On 7/25/16 the Planning 
Board voted to accept the third party hydrogeologic
review of the water supply.

[1]  A map showing the basic soils types.

[2]  The depth of the water table at representative 
points throughout the subdivision.
[3]  Drainage conditions throughout the subdivision.

[4]  Data on the existing groundwater quality, either 
from test wells in the subdivision or from existing 
wells on neighboring properties.
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[5]  An analysis and evaluation of the effect of the 
subdivision on groundwater resources. In the case of 
residential developments, the evaluation shall, at a 
minimum, include a projection of post-development 
nitrate-nitrogen concentrations at any wells within the 
subdivision, at the subdivision boundaries and at a 
distance of 1,000 feet from potential contamination 
sources, whichever is a shorter distance. For 
subdivisions within the watershed of a pond, 
projections of the development's impact on 
groundwater phosphate concentrations shall also be 
provided.
[6]  A map showing the location of any subsurface 
wastewater disposal systems and drinking water wells
within the subdivision and within 200 feet of the 
subdivision boundaries.

(b)  Projections of groundwater quality shall be made at 
any wells within the subdivision and at the subdivision 
boundaries or at a distance of 500 feet from potential 
contamination sources, whichever is a shorter distance.
( c)  Projections of groundwater quality shall be based on 
the assumption of drought conditions (assuming 60% of 
annual average precipitation).
(d)  No subdivision shall increase any contaminant 
concentration in the groundwater to more than 1/2 of the 
primary drinking water standards. No subdivision shall 
increase any contaminant concentration in the 
groundwater to more than the secondary drinking water 
standards.
(e)  If groundwater contains contaminants in excess of the 
primary standards and the subdivision is to be served by 
on-site groundwater supplies, the applicant shall 
demonstrate how water quality will be improved or treated.
(f)  If groundwater contains contaminants in excess of the 
secondary standards, the subdivision shall not cause the 
concentration of the parameters in question to exceed 
150% of the ambient concentration.
(g)  Subsurface wastewater disposal systems and drinking 
water wells shall be constructed as shown on the map 
submitted with the assessment. If construction standards 
for drinking water wells are recommended in the 
assessment, those standards shall be included as a note 
on the final plan and as restrictions in the deeds to the 
affected lots.

§ 202-13. Performance Guaranties. 
[Amended 4-12-1999]

Findings & Decisions

A. Types of guaranties.
THE PLANNING BOARD FINDS THAT THIS 
STANDARD SHALL REMAIN MET.
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(1) With submittal of the application for final plan approval, the 
applicant shall provide any one or a combination of the 
following performance guaranties for an amount adequate 
to cover the total site preparation and construction costs of 
all required improvements, taking into account the time 
span of the construction schedule and the inflation rate for 
construction costs:

This shall be met. See note 12 on sheet 1.1 and proposed 
note 28 on sheet 1.2. On 10/17/16 the Planning Board found 
note 28 to be acceptable.

(a) Either a certified check payable to the municipality or a 
savings account or certificate of deposit naming the 
municipality as owner for the establishment of an escrow 
account.

This shall be met. See note 12 on sheet 1.1 and proposed 
note 28 on sheet 1.2. On 10/17/16 the Planning Board found 
note 28 to be acceptable.

(b) A performance bond payable to the municipality issued 
by a surety company approved by the municipal officers or 
Town Manager.

This shall be met. See note 12 on sheet 1.1 and proposed 
note 28 on sheet 1.2. On 10/17/16 the Planning Board found 
note 28 to be acceptable.

(c) An irrevocable letter of credit (See Appendix B for a 
sample. Note: Appendix B, originally attached to the 
Subdivision Regulations, has not been reproduced in the 
Code. Consult the original Town records in the office of the
Clerk. ) from a financial institution establishing funding for 
the construction of the subdivision from which the 
municipality may draw if construction is inadequate, 
approved by the municipal officers or Town Manager.

This shall be met. See note 12 on sheet 1.1 and proposed 
note 28 on sheet 1.2. On 10/17/16 the Planning Board found 
note 28 to be acceptable.

(d) An offer of conditional approval prohibiting the sale of 
any units or lots until all required improvements serving 
those units or lots have been constructed to the 
satisfaction of the Town and in compliance with all 
ordinances, plans and specifications.

This shall be met. See note 12 on sheet 1.1 and proposed 
note 28 on sheet 1.2. On 10/17/16 the Planning Board found 
note 28 to be acceptable.

(2) The conditions and amount of the performance guaranty 
shall be determined by the Board with the advice of the 
Town Planner, Road Commissioner, municipal officers 
and/or Town Attorney. If an offer of conditional approval is 
made by the applicant, pursuant to Subsection A(1)(d), the 
applicant shall be required, in addition, to present a cash 
escrow, performance bond or irrevocable letter of credit, as
described in Subsections A(1)(a) through (c) above, to 
cover the cost of restoring the site to a stable condition, 
should the applicant create erosion or sedimentation 
problems for an unreasonable duration during site 
preparation or during the construction of roads and/or 
utilities or other required improvements.

This shall be met. See note 12 on sheet 1.1 and proposed 
note 28 on sheet 1.2. On 10/17/16 the Planning Board found 
note 28 to be acceptable.

B. Contents of guaranty. The performance guaranty shall contain a 
construction schedule, cost estimates for each major phase of 
construction, taking into account inflation, provisions for 
inspections of each phase of construction, provisions for the 
release of part or all of the performance guaranty to the developer 
and a date after which the applicant will be in default, and the 
municipality shall have access to the funds to finish construction. 
The Board may require the services of a third party inspector, to 
be paid for at the expense of the applicant upon recommendation 
of the Town Manager.

THE PLANNING BOARD FINDS THAT THIS 
STANDARD SHALL REMAIN MET.

This shall be met. See note 12 on sheet 1.1 and proposed 
note 28 on sheet 1.2. On 10/17/16 the Planning Board found 
note 28 to be acceptable.
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C. Escrow account. If the applicant chooses to establish an escrow 
account, a cash contribution to the account shall be made by 
either a certified check made out to the municipality, the direct 
deposit into a savings account or the purchase of a certificate of 
deposit. For any account opened by the applicant, the municipality 
shall be named as owner or co-owner, and the consent of the 
municipality shall be required for a withdrawal. Any interest earned
on the escrow account shall be returned to the applicant unless 
the municipality has found it necessary to draw on the account, in 
which case the interest earned shall be proportionately divided 
between the amount returned to the applicant and the amount 
withdrawn to complete the required improvements. The Town 
Attorney and Town Treasurer shall review and have final 
authorization on the establishment of escrow accounts.

THE PLANNING BOARD FINDS THAT THIS 
STANDARD SHALL REMAIN MET. 

This shall be met. See note 12 on sheet 1.1 and proposed 
note 28 on sheet 1.2. On 10/17/16 the Planning Board found 
note 28 to be acceptable.

D. Performance bond. If the applicant chooses to submit a 
performance bond, the performance bond shall detail any special 
conditions, the method for release of the bond or portions of the 
bond to the applicant and the procedures for collection by the 
municipality. The bond documents shall specifically reference the 
subdivision for which approval is sought.

THE PLANNING BOARD FINDS THAT THIS 
STANDARD SHALL REMAIN MET. 

This shall be met. See note 12 on sheet 1.1 and proposed 
note 28 on sheet 1.2. On 10/17/16 the Planning Board found 
note 28 to be acceptable.

E. Letter of credit. If the applicant chooses to submit an irrevocable 
letter of credit from a bank or other lending institution, at a 
minimum the letter shall indicate that funds have been set aside 
for the construction of the subdivision and may not be used for any
other project or loan. The Town Manager or Town Treasurer shall 
certify the bank or institution as acceptable to the Town. The Town
Attorney shall review and, if found acceptable, approve the 
wording of all letters of credit.

THE PLANNING BOARD FINDS THAT THIS 
STANDARD SHALL REMAIN MET. 

This shall be met. See note 12 on sheet 1.1 and proposed 
note 28 on sheet 1.2. On 10/17/16 the Planning Board found 
note 28 to be acceptable.

F. Standard condition of approval. As a standard condition of 
approval for all applications for which a performance guaranty is 
required pursuant to Subsection K, the Board shall require the 
applicant to enter into a binding agreement with the municipality 
regarding the development of the required improvements and the 
sale of lots or units in the subdivision until such time as one or 
more of the allowable performance guaranties have been 
accepted by the municipality.

THE PLANNING BOARD FINDS THAT THIS 
STANDARD SHALL REMAIN MET. 

This shall be met. See note 12 on sheet 1.1 and proposed 
note 28 on sheet 1.2. On 10/17/16 the Planning Board found 
note 28 to be acceptable.

(1)

The agreement shall prohibit the sale or occupancy of any 
lot or unit in the subdivision for which the improvements to 
be covered by the guaranty are required for access to or 
intended use of the lot until either:

THE PLANNING BOARD FINDS THAT THIS 
STANDARD SHALL REMAIN MET. 

This shall be met. See note 12 on sheet 1.1 and proposed 
note 28 on sheet 1.2. On 10/17/16 the Planning Board found 
note 28 to be acceptable.

(a) It is certified by the Board, or its agent, that all of 
the required improvements have been installed in 
accordance with these regulations and the 
regulations of the appropriate utilities; or

(b) A performance guaranty, acceptable to the 
municipality, is submitted in an amount necessary 
to cover the completion of the required 
improvements at an amount adjusted for inflation 
and prorated for the portions of the required 
improvements already installed.

http://www.ecode360.com/?custId=WE1006&guid=7614327
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(2) Notice of the agreement and any conditions shall be on the
final plan that is recorded at the Registry of Deeds. 
Release from the agreement shall follow the procedures 
for release of the performance guaranties contained in 
Subsection H.

G. Phasing of development. The Board may approve plans to 
develop a major subdivision in separate and distinct phases. This 
may be accomplished by limiting final approval to those lots 
abutting that section of the proposed subdivision street which is 
covered by a performance guaranty. When development is 
phased, road construction shall commence from an existing public 
way. The subdivision shall be divided in such a manner that each 
phase, when aggregated with the previous phase(s), shall meet 
the standards of these regulations. Final approval of lots in 
subsequent phases shall be given only upon satisfactory 
completion of all requirements pertaining to previous phases.

THE PLANNING BOARD FINDS THAT THIS 
STANDARD SHALL REMAIN MET.

See phasing proposed on Sheet 1.1. Note 28 revisions 
proposed. On 10/17/16 the Planning Board reviewed the
changes to the project phasing and found the changes 
acceptable. 

H. Release of guaranty. Prior to the release of any part of the 
performance guaranty, the Board shall determine to its 
satisfaction, in part upon the report of the Town Manager and 
whatever other agencies and departments may be involved, that 
the proposed improvements meet or exceed the design and 
construction requirements for that portion of the improvements for 
which the release is requested.

THE PLANNING BOARD FINDS THAT THIS 
STANDARD SHALL REMAIN MET. 

I. Default. If upon inspection the third party inspector, Municipal 
Engineer or other qualified individual retained by the municipality 
finds that any of the required improvements have not been 
constructed in accordance with the plans and specifications filed 
as part of the application, he or she shall so report in writing to the 
Code Enforcement Officer, the municipal officers, the Board and 
the applicant or builder. The municipal officers shall take any steps
necessary to preserve the municipality's rights.

THE PLANNING BOARD FINDS THAT THIS 
STANDARD SHALL REMAIN MET. 

J. Private streets. Where the subdivision streets are to remain 
private streets, the following words shall appear on the recorded 
plan: "All streets in this subdivision shall remain private roads to be
maintained to Town standards by the developer or the lot owners 
and shall not be accepted or maintained by the Town."

THE PLANNING BOARD FINDS THAT THIS 
STANDARD SHALL REMAIN MET. 

See note 13 on sheet 1.1.
K. Improvements guaranteed. Performance guaranties shall be 

tendered for all improvements required to meet the standards of 
these regulations and for the construction of the public or private 
streets, stormwater management facilities, public or private 
sewage collection or disposal facilities and water systems that are 
shared by multiple dwelling units and erosion and sedimentation 
control measures, as well as any other improvements required by 
the Board.

THE PLANNING BOARD FINDS THAT THIS 
STANDARD SHALL REMAIN MET. 

This shall be met. See note 12 on sheet 1.1 and proposed 
note 28 on sheet 1.2. On 10/17/16 the Planning Board found 
note 28 to be acceptable.

§ 202-2. Purpose, criteria for approval. Findings & Decisions

The purposes of these regulations are to assure the comfort, 
convenience, safety, health and welfare of the people of the Town of 
Wells, to protect the environment and to promote the development of an 
economically sound and stable community. To this end, in approving 
subdivisions within the Town of Wells, Maine, the Planning Board shall 
consider the following criteria and, before granting approval, shall make 
findings of fact that the provisions of these regulations have been met 
and that the proposed subdivision will meet the guidelines of 30-A 
M.R.S.A. § 4404.

http://www.ecode360.com/?custId=WE1006&guid=7614324
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A. The subdivision:
The Planning Board finds that these standards shall be 
met. 

(1) Will not result in undue water or air pollution. In making this
determination, the Board shall at least consider the 
elevation of the land above sea level and its relation to the 
floodplains; the nature of soils and subsoils and their ability
to adequately support waste disposal; and the slope of the 
land and its effect on effluents;

(2) Has sufficient water available for the reasonably 
foreseeable needs of the subdivision;

(3) Will not cause an unreasonable burden on an existing 
water supply, if one is to be utilized;

(4) Will not cause unreasonable soil erosion or reduction in the
capacity of the land to hold water so that a dangerous or 
unhealthy condition may result;

(5) Will not cause unreasonable highway or public road 
congestion or unsafe conditions with respect to use of the 
highways or public roads existing or proposed;

(6)
Will provide for adequate solid and sewage waste disposal;

(7) Will not cause an unreasonable burden on the ability of the
Town to dispose of solid waste and sewage if municipal 
services are to be utilized;

(8) Will not have an undue adverse effect on the scenic or 
natural beauty of the area, aesthetics, historic sites or rare 
and irreplaceable natural areas or any public rights for 
physical or visual access to the shoreline;

(9) Is in conformance with this chapter, the Comprehensive 
Plan for the Town and Chapter 145, Land Use, of the Wells
Municipal Code, as amended;

(10) Whenever situated, in whole or in part, within 250 feet of 
any pond, lake, river or tidal waters, will not adversely 
affect the quality of the body of water or unreasonably 
affect the shoreline of that body of water; and

(11) Will not, alone or in conjunction with existing activities, 
adversely affect the quality or quantity of groundwater;

B. The subdivider has adequate financial and technical capacity to 
meet the above-stated standards;

The Planning Board finds that these standards shall be 
met.

C. If any part of a subdivision is located in a flood-prone area, as 
indicated on the Federal Emergency Management Agency's Flood 
Boundary and Floodway Maps and Flood Insurance Maps, the 
subdivider shall determine the one-hundred-year flood elevation 
and flood hazard boundaries within the subdivision. The proposed 
subdivision plan shall include a condition requiring that principal 
structures will be constructed with their lowest floor, including the 
basement, at least one foot above the one-hundred-year flood 
elevation; and

Not applicable.

D. The long-term cumulative effects of the proposed subdivision will 
not unreasonably increase a great pond's phosphorous 
concentration during the construction phase and life of the 
proposed subdivision.

Not applicable.

http://ecode360.com/print/7611392#7611392
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STANDARD CONDITIONS OF APPROVAL

1. Any subdivision not recorded in the Registry of Deeds within 90 days of the date upon which the plan is approved and signed
by the Board shall become null and void, unless an extension is granted by the Board in writing before the expiration of the
ninety-day period. (§202-9C(2))

2. Prior to the issuance of a building permit for a principal structure in the subdivision, the applicant shall present evidence of 
suitable water supply to the Code Enforcement Officer.  The evidence shall consist of the results of a primary inorganic water 
analysis performed upon the well to serve the structure, indicating the groundwater meets the primary drinking water 
standards of the Maine Rules Relating to Drinking Water for those categories tested. (§202-12F(2)(b)[4])

3. Prior to the issuance of a building permit in any approved subdivision, the subdivider shall provide the Code Enforcement
Officer with a letter from a registered land surveyor stating that all monumentation shown on the plan for the lot receiving the
building permit and for the approved subdivision perimeter boundaries or phase therein as approved by the Planning Board
has been installed.  (§202-11A(5))

4. No changes, erasures, modifications or revisions shall be made in any final plan after approval has been given by the Planning
Board and endorsed in writing on the plan, unless the revised final plan is first submitted and the Board approves any
modifications, except in accordance with § 202-10A(3). (§202-9C(4))

5. The approval by the Board of a subdivision plan shall not be deemed to constitute or be evidence of any acceptance by the
municipality of any street, easement or other area shown on such plan. (§202-9C(5))

6. Failure to commence substantial construction of the subdivision within five years of the date of approval and signing of the plan
shall render the plan null and void. (§202-9C(6))

SPECIAL CONDITIONS OF APPROVAL

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

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

Wells Planning Board

By: _______________________________________________
Charles Millian, Chairman
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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 sbelanger@wellstown.org

Major Subdivision Amendment Application Memo
Date: November 18, 2016

To: Planning Board

From: Planning Office

Re: Branch Brook Estates Subdivision - Map 74, Lot 2

Project Description:

Isaiah Plante of Kimball Survey & Design has submitted a subdivision pre-application
on behalf of Donald Murphy for a major residential cluster subdivision to be located 
off Wire Road. The property is currently owned by Persis L. Ensor, Trustee.  The 
cluster subdivision proposes 13 lots/dwellings to be constructed on 40 acres of land, 
with 25.3 acres to be dedicated as Open Space. A private 50’ wide street right-of-way
is proposed to serve as access for 10 of the lots/dwellings and street frontage for 8 of
the lots/dwellings. 3 lots are proposed to have vehicular access off of Wire Road. The
parcel is located within the Rural, Aquifer Protection and 250’ Shoreland Overlay 
Districts. No development is proposed within the AP or Shoreland Overlay zones. 
The parcel is identified as Tax Map 74, Lot 2. 

§ 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] Site Walk held on 9-17-16. 

Prelim. Subdivision Application submitted on 11-2-16.

(2) All 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

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


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

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

(4) When the application is received by the Planning Board, it shall give the applicant a dated 
receipt acknowledging that it has received the application. To be considered for receipt on 11-

21-16

(5) 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 mailed notice of Preliminary Subdivision Application submission on 11-4-16.

(6) 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

(7) 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. To be determined

(8) 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. To be determined

(9) 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

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

(a) 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 

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

(11) 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: 

(a) Existing subdivisions adjacent to the proposed subdivision. Satisfied

(b) Locations and names of existing and proposed streets. Proposed road name is pending

(c) Boundaries and designations of zoning districts. Satisfied

(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. Satisfied

(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: Sufficient 

copies provided

Recommendations and conclusions:

1. The Planning Board should consider receiving the Preliminary Subdivision 
Application.

2. The Planning Board should review the following completeness (202-8) items 
and Article V and VII items:

a. Proposed deed restrictions (typically HOA and sample deed) 
documents needed or can consist of just an outline of proposed
restrictions to be included in the documents at final submission.

b. Proposed driveway culverts to be addressed.
c. Note 21 to be revised to describe the road as privately owned 

and maintained. 
d. Applicant request a waiver for a hydrogeologic assessment

i. Required per 202-8B(t)[1] due to the subdivision 
being located in a significant aquifer

ii. KKWWD should be consulted if waiver to be 
considered

e. Several note and labelling recommendations made
3. The Planning Board to consider making the following determinations:

a. Lot size reductions from 100,000 SF to the sizes proposed (min. 
20,000 SF)

b. Setback reduction from 25’ to 20’ along the road within the subdivision 
and from 25’ to 15’ for lot line setbacks 

c. Street frontage reduction from 200’ to those proposed (min. 50 feet)
d. Lot coverage restriction from 20% to 40% proposed for lots less than 

40,000 SF in area. 



e. What is the 50’ setback/buffer to consist of for the residential non-
clustered lot abutter (Moulton lot). Plan to depict existing vegetation or 
proposed vegetation/screening if desired by the Planning Board or 
upon public input.

4. The Planning Board and applicant to consider the following comments:
a. Width of road meets Chapter 201 but the Fire Chief comments are 

needed regarding a 20’ wide paved width versus a 24’ wide paved 
width

b. Cul-de-sac dimensions need to be revised to meet Chapter 201 
requirements

5. The Planning Board to consider appointing Mike Livingston the 
completeness agent in order to schedule a public hearing and continue 
the application 60 days.
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Project Name/Map & Lot #: Branch Brook Estates / Tax Map 74, Lot 2 District: R, AP, ShO

Prepared By: Planning Office Review Date: 11/16/16

Plans Dated: 10/28/16
Prelim. Plan

Revisions Submittal
Date:

11/2/16

Chapter 202
Subdivision of Land

               

§ 202- 8. Preliminary Plan for Major 
Subdivision

Application Meet Requirements

Yes No NA Waiver Comments

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:
(a) Existing subdivisions adjacent to the proposed subdivision.

Y
Abutters identified on the plan. Some updates to 
abutters needed

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

Existing and proposed streets labelled. Dogwood 
Circle to be renamed

(c ) Boundaries and designations of zoning districts. Y Rural, AP and 250’ Shoreland Overlay zones noted.
(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.

Y
Parcel is 36.78 acres. 11.73 acres to be developed as
cluster lots, .96 acres road ROW, and 24.09 to be 
dedicated as Open Space. 

(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]

Y Scale of the plan is 1” = 100 feet. (sheets 1 and 2)
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Project Name/Map & Lot #: Branch Brook Estates / Tax Map 74, Lot 2 District: R, AP, ShO

Prepared By: Planning Office Review Date: 11/16/16

Plans Dated: 10/28/16
Prelim. Plan

Revisions Submittal
Date:

11/2/16

§ 202- 8. Preliminary Plan for Major 
Subdivision

Application Meet Requirements

Yes No NA Waiver Comments

(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. Y

Branch Brook Estates to be named on sheet S2.

Map and Lot numbers assigned.  Open Space parcel
Map and Lot number to remain Lot 2?

(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.

Y*

Sheet 2 is stamped by a licensed Professional Land 
Surveyor, Isaiah Plante PLS 2334, dated 10-25-16.  
Monuments needed for line and curve points 
along Wire Road. 

(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. Y

Ensor Quitclaim Deed Bk 16502, Pg 239-240 
provided.  Purchase and Sale Agreement between 
Ensor and Donald Murphy provided with Feb. 6, 2017 
closing. 

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

A HOA is proposed. Declarations and a sample 
deed have not yet been provided. 

(e) Contour lines at the interval specified by the Planning Board, 
showing elevations in relation to mean sea level. Y Sheet 2 depicts 2 foot contours.

(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.

Y All such features identified.

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

See note 18 on sheet S2. Lots to be served by 
individual septic systems. 

[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.

NA No such system proposed.

[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.

Y

Kenneth Gardner, LSE#73 provided a Soil Conditions 
Summary Table. All lots are identified to have soils 
suitable for septic disposal systems.  No reserve 
systems required. 
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§ 202- 8. Preliminary Plan for Major 
Subdivision

Application Meet Requirements

Yes No NA Waiver Comments

(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.

Y
See note 11. Subdivision lots to be served by 
individual drilled wells. 

(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.

Y Grid North used.

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

Y Abutters across Wire Road to be updated.

(k) The location of any zoning boundaries affecting the subdivision. Y
(l) The location and size of existing and proposed sewers, water 
mains, culverts and drainageways on or adjacent to the property to 
be subdivided.

Y*

Driveway culvert requirement to be noted on 
sheet S2.  (Note 16 to detail when installation of 
driveway culverts is required and who is 
responsible.) Driveway culvert detail to be added.

Sheets C2 and C4 provided as wells as 
stormwater management report by Lee Allen 
dated 10-3-16.

(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.

Y*

A existing path or woods road is shown to exist 
across proposed lot 2-13. Is an easement existing 
or proposed?

Wire Road width to be noted.

Proposed roadway to remain private and not be 
accepted as a Town road. Note 21 to be reworded.
The note to state the 50’ wide ROW to contain a 
20’ wide paved roadway with 30’ wide gravel base.
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§ 202- 8. Preliminary Plan for Major 
Subdivision

Application Meet Requirements

Yes No NA Waiver Comments

(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.

NA None proposed.

(0) The proposed lot lines with approximate dimensions and lot 
areas. Y See Lot Table on sheet S2.

(p) All parcels of land proposed to be dedicated to public use and 
the conditions of such dedication. NA No such dedication proposed.

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

24.09 acres of land to be dedicated as Open Space. 
See note 20. HOA is responsible for management. 
HOA documents are pending for review. 

(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.

Y

(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.

Y
See note 15. Property is located in Flood Zone X per 
230158 0010D FIRM Map dated 1-16-03.

(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:

W
The applicant requests a waiver of having to 
prepare a hydrgeologic assessment. Planning 
Board to consider. 

[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

Located in a significant aquifer yielding 10-50 gpm.

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

Average density = 160,000 SF per dwelling

(u) The location of any wetlands, streams, rivers, brooks or ponds 
located within or adjacent (within 75 feet) to the proposed 
subdivision.

Y Such features identified.
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§ 202- 8. Preliminary Plan for Major 
Subdivision

Application Meet Requirements

Yes No NA Waiver Comments

(v) The location of any significant wildlife or fisheries habitat as 
located by the Department of Inland Fisheries and Wildlife.

Y

A IF&W letter dated 10-3-16 for the subdivision 
provided.  IF&W recommended the applicant 
contact Maine Fish and Wildlife Complex 
regarding possible bat habitat and Reptile, 
Amphibian and Invertebrate Group regarding 
possible Northern black racer habitat.  What have 
these other agencies/groups recommended?
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Project Name/District:
Branch Brook Estates -  Rural, Aquifer Protection, 
Shoreland Overlay Districts – Tax Map 74, Lot 2

Date of Review: 11-16-16

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

Article V District Regulations

A. Purpose.

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

§ 145-30. Rural District.
Application Meet Requirements

Yes No NA Comments

B. Permitted uses. The following uses are permitted upon obtaining any 
required permits from the Code Enforcement Officer:
(1) Animal husbandry. NA
(2) Agriculture. NA
(3) Cemetery having an area less than 20,000 square feet and 

containing no buildings.
NA

(4) Dwelling, one-family. (See also § 145-55) Y 13 single family dwelling units are proposed within the 
Rural zone of the parcel.

(5) Dwelling, two-family. NA
(6) Dwelling, multifamily. (See also § 145-48) NA
(7) Livestock, domestic (small), limited to lots with a minimum lot 

size of 40,000 square feet.[Added 6-9-2015[1]]
NA

(8) Livestock, domestic (large), limited to lots with a minimum lot 
size of five acres.[Added 6-9-2015]

NA

(9) Poultry, domestic (small), all lots, except lots less than 10,000 
square feet in area shall be limited to no more than five 
fowl.[Added 6-9-2015]

NA

(10) Poultry, domestic (large), limited to lots with a minimum lot size 
of five acres.[Added 6-9-2015]

NA

(11) Recreation, passive. NA
(12) Timber harvesting. NA

http://www.ecode360.com/print/WE1006?guid=7612077#ft30330080-1
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§ 145-30. Rural District.
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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: 

No such uses are proposed.

(1) Bed and breakfast/small inn (See also § 145-52) NA
(2) Cemetery larger than 20,000 square feet in area. NA
(3) Church. NA
(4) Club. NA
(5) Congregate care facility, in areas served by public water and 

sewer. [Added 6-8-2010] NA

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

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

NA

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

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

NA

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

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

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

NA

F. Dimensional requirements.

(1) Minimum lot size:

(a) One hundred thousand square feet of net area. Y Minimum lot size is noted to be 100,000 SF of net area 
per lot. Lot size is proposed to be reduced  as a 
Residential Cluster Development is proposed. See 
145-49. All proposed lot sizes meet or exceed the 
20,000 SF minimum lot size. 

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

NA

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

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

Y Maximum density is noted to be 100,000 SF of net area 
per dwelling unit.  See Note 7 on sheet 2.  See note 8 
on sheet 2 regarding the Cluster Density Calculations. 

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

NA
No dwellings located on this parcel.
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§ 145-30. Rural District.
Application Meet Requirements

Yes No NA Comments

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

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

NA

No cottage units exist or are permitted on this parcel.

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

Y

See note 7. The Rural zone requirements are noted.

The proposed residential cluster lots propose a 
minimum street frontage requirement reduction as 
permitted per 145-49. All proposed cluster lots 
proposed 50 feet or more in street frontage. 

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

Y* See note 7 on sheet 2. The Rural zone requires a 
maximum lot coverage of 20%. Per 145-49 residential 
cluster lots are permitted to request 40% maximum 
lot coverage for lots less than 40,000 SF in size.

Lots 2, 4, 5, 8, 9, 11, and 12 are permitted to request 
40% maximum lot coverage. 

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

Y See note 7 on sheet 2. 
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§ 145-30. Rural District.
Application Meet Requirements
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(6) Setbacks. See note 7 on sheet 2. 

(a) All structures shall be at least:

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

Cluster lots are permitted to request a setback 
reduction from 25’ to 15’ per 145-49.

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

Y*

Lots must show a 25’ setback from Wire Road

Cluster lots are permitted to request a setback 
reduction along the road proposed within the 
subdivision from 25’ to 20’ per 145-49.

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

NA Subdivision does not abut a state highway

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

NA Subdivision does not abut any known cemeteries

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

NA Parcel does not abut such rivers or brooks.

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

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

NA No such uses exist or are permitted on the parcel.

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

Y Parcel development shall comply with 145-33 and 145-
49. See separate review checklists. 
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§ 145-30. Rural District.
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Yes No NA Comments

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

Y A residential cluster subdivision is proposed consisting 
of 13 lots/dwelling units within the Rural zone of the 
parcel. 
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Article V District Regulations

A. Purpose.

The purpose of the Aquifer Protection District is to protect and maintain the quantity and quality of the Branch Brook aquifer while allowing 
landowners a reasonable use of their property and a reasonable return from its development potential.

§ 145-31. Aquifer Protection District.
Application Meet Requirements

Yes No NA Comments

B. Permitted uses. The following uses are permitted upon obtaining any 
required permits from the Code Enforcement Officer:
(1) Agriculture, limited to the raising of crops and plants out of doors. NA
(2) Dwelling, one-family. (See also § 145-55.) NA
(3) Dwelling, two-family. NA
(4) Livestock, domestic (small), limited to lots with a minimum lot 

size of 40,000 square feet.[Added 6-9-2015[1]]
NA

(5) Poultry, domestic (small), all lots, except lots less than 10,000 
square feet in area shall be limited to no more than five 
fowl.[Added 6-9-2015]

NA

(6) Recreation, passive. Y The subdivision proposes walking trails within the AP 
zone of the subdivision Open Space. No other 
development or use proposed in the AP zone. 

(7) Timber harvesting. [See § 145-31G(3).]

C. Permitted uses requiring the approval of a site plan. The following uses 
are permitted upon obtaining site plan approval and any required 
permits from the Code Enforcement Officer:
(1) Mineral extraction. (See § 145-53.) NA
(2) Municipal facility. NA
(3) Public utility facility. NA
(4) Recreation, active. NA
(5) Transmission tower, radio. NA

http://www.ecode360.com/print/WE1006?guid=7612134#ft30330348-1
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§ 145-31. Aquifer Protection District.
Application Meet Requirements

Yes No NA Comments

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

NA

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

NA

F. Dimensional requirements:

(1) Minimum lot size: 100,000 square feet of net area.

NA

The subdivision Open Space is to remain 
undeveloped and is located in the AP zone.  No lots or
dwellings are proposed in the AP zone.  The Open 
Space area is proposed to be 24.09 acres.

(2) Maximum density: one dwelling unit for each 100,000 square 
feet of net area. NA

The subdivision Open Space is to remain 
undeveloped and is located in the AP zone.  No lots or
dwellings are proposed in the AP zone. 

(3) Minimum street frontage per lot: 200 feet, which may be reduced
to 150 feet for lots fronting entirely on a cul-de-sac. The 
minimum street frontage for a lot containing a one-family 
dwelling, agricultural or timber harvesting use may be reduced to
50 feet provided that the total lot area is at least 200,000 square 
feet; the access driveway to the house 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 frontage.

NA

The subdivision Open Space is to remain 
undeveloped and is located in the AP zone.  No lots or
dwellings are proposed in the AP zone.  The Open 
Space is noted to have 222.83’ of street frontage.

(4) Maximum lot coverage: 20% or 2,500 square feet, whichever is 
the greater. Y*

No lot coverage proposed in the AP zone. Plan to 
note this? Trail to be gravel? Need trail detail or 
note specifying. 

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

NA No development proposed in the AP zone.

(6) Setbacks.

(a) All structures shall be located at least: No structures proposed in the AP zone. Setbacks 
shall be met. 
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§ 145-31. Aquifer Protection District.
Application Meet Requirements

Yes No NA Comments

[1] Twenty-five feet from any lot line. To be noted
[2] Twenty-five feet from the boundary of any 

cemetery.
To be noted

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

To be noted

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

To be noted

[5] Two hundred fifty feet from the high-water line of 
Branch Brook.

To be noted

(b) All subsurface wastewater disposal areas and treatment 
tanks shall be located at least 400 feet from the high-
water line of Branch Brook

To be noted

(c) Any mineral extraction use shall be located at least 250 
feet from the high-water line of Branch Brook.

NA

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

G. Special provisions.

(1) All residential subdivisions containing more than four dwelling 
units shall be clustered on the site according to the provisions of 
§ 145-48, Multifamily developments, or § 145-49, Residential 
Cluster Development. The Planning Board may waive this 
requirement for projects containing fewer than 20 lots if it 
determines that clustering is not practical because of the 
configuration of the original lot or because of its natural features.

Y

A residential cluster subdivision is proposed 
consisting of 13 lots/dwelling units. No lots/dwellings 
are located within the AP zone. Subdivision Open 
Space is located in the AP zone. 
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§ 145-31. Aquifer Protection District.
Application Meet Requirements

Yes No NA Comments

(2) At least 60 days before the application of any pesticide classified
for restricted use by the Administrator of the United States 
Environmental Protection Agency, the applicator or landowner 
shall notify the Code Enforcement Officer of the name of the 
pesticide to be applied, the application rate and the projected 
application dates. A copy of this notification shall also be sent to 
the Kennebunk, Kennebunkport and Wells Water District. The 
Code Enforcement Officer shall review the notification and 
consult with the Water District, notifying the applicator or 
landowner, in writing, if the pesticide or its application rates 
present a danger to the quality of the groundwater or Branch 
Brook. If the Code Enforcement Officer does not respond within 
30 days from the receipt of the notification, the applicator may 
apply the pesticide according to the EPA label and the rules of 
the Maine Pesticide Control Board.

See note 10.

(3) Timber harvesting within 250 feet of the high-water line of 
Branch Brook shall only be allowed as specified on a harvesting 
plan prepared by a registered professional forester and approved
by the Planning Board. The Planning Board shall obtain review 
comments on any such plan from the Kennebunk, 
Kennebunkport and Wells Water District and the York County 
Soil and Water Conservation District.

Timber harvesting is not proposed. To be noted on 
the plan and restricted in the HOA docs. 
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Article V District Regulations
The provisions of this section shall apply to all uses, lots and structures within the Shoreland Overlay District.

A. Purpose.

The purpose of this district is to prevent and control water pollution; to protect fish spawning grounds, aquatic life and bird and other wildlife 
habitat; to protect buildings and lands from flooding and accelerated erosion; to protect commercial fishing and maritime industries; to protect 
freshwater and coastal wetlands; to conserve shore cover; and to preserve access to inland and coastal waters.

§ 145-33. Shoreland Overlay District.
Application Meet Requirements

Yes No NA Comments

B. Setbacks from water bodies and wetlands. All roads, driveways 
and structures, except those required to control drainage or 
water movement and those needed for water-dependent uses, 
shall comply with the following setback requirements or those of 
the underlying district, whichever is greater:

No development is proposed within the Shoreland
Overlay zone of this property. 

(1) The minimum setback from the upland edge of a wetland 
shall be 75 feet, which may be reduced to the average of 
the setbacks of structures within 200 feet of the proposed 
structure on lots abutting the wetlands but shall not be 
less than 25 feet. [Amended 4-16-1999]

NA

(2) The minimum setback from the high-water line of Ell Pond 
shall be 100 feet.

NA

(3) The minimum setback on the ocean side of Wells Beach, 
Drakes Island and Moody Beach shall be 20 feet from the 
sea wall. Where there is no sea wall, the setback shall be 
from a theoretical sea wall line extrapolated from the 
existing sea walls.

NA

(4) The minimum setback from all other water bodies shall be 
75 feet from their high-water line.

NA

C. Shore frontage. No development is proposed within the Shoreland
Overlay zone of this property.
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§ 145-33. Shoreland Overlay District.
Application Meet Requirements

Yes No NA Comments

(1) A lot within the Shoreland Overlay District with frontage on
a freshwater water body or freshwater wetland, including 
all streams, shall have a minimum shore frontage of 200 
feet. [Amended 4-19-1997]

NA

(2) A lot within the Shoreland Overlay District with frontage on
a tidal water body shall have a minimum shore frontage of 
150 feet.

NA

D. Performance standards for agriculture and animal husbandry 
uses.

NA
No such use exists or is proposed.

(1) All spreading or disposal of manure shall be done 
according to the Maine Guidelines for Manure and Manure
Sludge Disposal on Land, published by the University of 
Maine and the Maine Soil and Water Conservation 
Commission in July 1972.

(2) Manure shall not be stored or stockpiled within 100 feet 
horizontal distance of Ell Pond or within 75 feet horizontal 
distance of other water bodies, tributary streams or 
wetlands. Manure storage areas which existed before 
December 14, 1991, and which do not meet the setback 
requirement may remain after December 14, 1996, only if 
the storage area produces no discharge of effluent or 
contaminated stormwater runoff.

(3) There shall be no new tilling of soil or clearing of trees or 
other vegetation for agricultural use within 100 feet of Ell 
Pond, within 25 feet of tributary streams and wetlands or 
within 75 feet of other water bodies.



Town of Wells , Maine Review Checklist
Page 3 of 12

Project Name/District:
Branch Brook Estates -  Rural, Aquifer Protection, 
Shoreland Overlay Districts – Tax Map 74, Lot 2

Date of Review: 11-16-16

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

§ 145-33. Shoreland Overlay District.
Application Meet Requirements

Yes No NA Comments

(4) Agricultural activities involving tillage of soil greater than 
40,000 square feet in surface area or the spreading, 
disposal or storage of manure shall require a conservation
plan which meets the standards of the State Soil and 
Water Conservation Commission and is approved by the 
York County Soil and Water Conservation District. 
Noncompliance with the provisions of such conservation 
plan shall be considered to be a violation of this chapter.

(5) Livestock grazing areas are prohibited within 100 feet of 
the high-water line of Ell Pond, within 25 feet of tributary 
streams and wetlands and within 75 feet of other 
waterbeds. Livestock grazing associated with ongoing 
farm activities and which is not in conformance with the 
above setback provisions may continue, provided that 
such grazing is conducted according to a plan approved 
by the York County Soil and Water Conservation District.

E. Clearing of vegetation for development.
NA

No clearing of vegetation is proposed within the 
Shoreland Overlay District. 

(1) In the development of a permitted use, a buffer strip of 
vegetation shall be preserved within the strip of land 
extending 100 feet inland from the high-water line of Ell 
Pond and 75 feet from any other water body, tributary 
stream or the upland edge of a wetland, as follows:
(a) There shall be no cleared opening greater than 250 

square feet in the forest canopy as measured from 
the outer limits of the tree crown. However, a 
footpath not to exceed 10 feet in width as measured
between tree trunks is permitted, provided that a 
cleared line of sight to the water through the buffer 
strip is not created. Within 100 feet of the high-water
line of Ell Pond the width of the footpath shall be 
limited to six feet.
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§ 145-33. Shoreland Overlay District.
Application Meet Requirements

Yes No NA Comments

(b) Selective cutting of trees within the buffer strip is 
permitted provided that a well-distributed stand of 
trees and other vegetation is maintained. For the 
purposes of this section, a "well-distributed stand of 
trees and other vegetation" adjacent to Ell Pond 
shall be defined as maintaining a rating score of 12 
or more in any twenty-five-foot by twenty-five-foot 
square area (625 square feet) as determined by the 
following rating system:

Diameter of Tree at 4 1/2 Feet Above Ground Level

(inches)                                           Points
2 to 4                                                    1
Over 4 to 12                                         2
Over 12                                                4
[1] Next to other water bodies, tributary streams 

and wetlands a "well-distributed stand of 
trees and other vegetation" is defined as 
maintaining a minimum rating score of eight 
per twenty-five-foot square area.

[2] Notwithstanding the above provisions, no 
more than 40% of the total volume of trees 
four inches or more in diameter measured 
4.5 feet above ground level may be removed 
in any ten-year period.

(c) To protect water quality and wildlife habitat adjacent
to Ell Pond, existing vegetation under three feet in 
height and other ground cover shall not be removed,
except to provide for a footpath or other permitted 
uses as described in Subsections E(1)(a) and (b) 
above.

(d) Pruning of tree branches on the bottom 1/3 of the 
tree is permitted.
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§ 145-33. Shoreland Overlay District.
Application Meet Requirements

Yes No NA Comments

(e) To maintain a buffer strip of vegetation, when the 
removal of storm-damaged, diseased, unsafe or 
dead trees results in the creation of cleared 
openings, these openings shall be replanted with 
native tree species unless existing new tree growth 
is present.

(f) This Subsection E(1) shall not apply to those 
portions of public recreational facilities adjacent to 
public swimming areas. Cleared areas, however, 
shall be limited to the minimum area necessary.

(2) At distances greater than 100 feet from Ell Pond and 75 
feet from the high-water line of any other water body, 
tributary stream or the upland edge of a wetland, except to
allow for the development of permitted uses, there shall be
permitted on any lot, in any ten-year period, selective 
cutting of not more than 40% of the volume of trees four 
inches or more in diameter measured 4.5 feet above 
ground level. Tree removal in conjunction with the 
development of permitted uses shall be included in the 
forty-percent calculation. Cleared openings for 
development, including but not limited to principal and 
accessory structures, driveways and sewage disposal 
systems, shall not exceed in the aggregate 25% of the lot 
area or 10,000 square feet, whichever is greater, including
land previously developed. This provision shall not apply 
within those portions of the Shoreland Overlay District in 
which the underlying district is the Harbor District, the 
Beach Business District or the General Business District.

(3) Cleared openings legally in existence on the effective date
of this chapter may be maintained but shall not be 
enlarged, except as permitted by this chapter.
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§ 145-33. Shoreland Overlay District.
Application Meet Requirements

Yes No NA Comments

(4) Fields which have reverted to primarily shrubs, trees or 
other woody vegetation shall be regulated under the 
provisions of this section.

F. Roads and driveways. The following standards shall apply to the
construction of roads and/or driveways and drainage systems, 
culverts and other related features.

NA
No roadways or driveways are proposed within the 
Shoreland Overlay District. 

(1) Roads and driveways shall comply with the setback 
requirements of Subsection B unless no reasonable 
alternative exists as determined by the Zoning Board of 
Appeals. If no other reasonable alternative exists, the 
Zoning Board of Appeals may reduce the road and/or 
driveway setback requirement upon a clear showing by 
the applicant that appropriate techniques will be used to 
prevent sedimentation of the wetland, tributary stream or 
water body. Such techniques may include, but are not 
limited to, the installation of settling basins and/or the 
effective use of additional ditch relief culverts and turnouts
placed to avoid sedimentation of the water body, tributary 
stream or wetland.
(a) On slopes of greater than 20% the road and/or 

driveway setback shall be increased by 10 feet for 
each five-percent increase in slope above 20%.

(b) This section shall not apply to approaches to water 
crossings nor to roads or driveways that provide 
access to permitted structures or facilities located 
near the shoreline due to operational necessity.

Note: See also §§ 145-13, Nonconforming structures, and 145-14, 
Nonconforming lots.

(2) An existing public street may be expanded within the 
street right-of-way, whatever its setback from a water 
body, tributary stream or wetland.
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§ 145-33. Shoreland Overlay District.
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(3) Road banks shall not be steeper than a slope of one 
vertical to two horizontal and shall be graded and 
stabilized to prevent erosion and stream sedimentation.

(4) Road grades shall not be greater than 10% except for 
segments of less than 200 feet in length.

(5) To prevent road surface drainage from directly entering 
water bodies, tributary streams or wetlands, roads shall be
designed, constructed and maintained to empty onto an 
undisturbed buffer strip at least 50 feet, plus two feet times
the average percent slope, in width between the outflow 
point of the ditch or culvert and the high-water line of a 
water body, tributary stream or upland edge of a wetland. 
Road surface drainage which is directed to an undisturbed
buffer strip shall be diffused or spread out to promote 
infiltration of the runoff and to minimize channelized flow 
of the drainage through the buffer strip.

(6) Ditch relief (cross drainage) culverts, drainage dips and 
water turnouts shall be installed to effectively direct 
drainage onto undisturbed buffer strips before the flow in 
the road or ditches gains sufficient volume or head to 
erode the road or ditch. To accomplish this, the following 
shall apply:
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§ 145-33. Shoreland Overlay District.
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(a) Ditch relief culverts, drainage dips and associated 
water turnouts shall be spaced along the road at 
intervals no greater than indicated in the following 
table:

Road Grade                                 Spacing
(percent)                                         (feet)
    0 to 2                                               250
    3 to 5                                          200 to 135
    6 to 10                                        100 to 80
  11 to 15                                          80 to 60
  16 to 20                                          60 to 45
      21+                                                 40

(b) Drainage dips may be used in place of ditch relief 
culverts only where the road grade is 10% or less.

(c) On road sections having slopes greater than 10%, 
ditch relief culverts shall be placed across the road 
at approximately a sixty-degree angle downslope 
from the center line of the road.

(d) Ditch relief culverts shall be sufficiently sized and 
properly installed to effectively function, and their 
inlet and outlet ends shall be stabilized with 
appropriate materials.

(7) Ditches, culverts, bridges, dips, water turnouts and other 
stormwater runoff control installations associated with 
roads shall be maintained regularly to ensure effective 
functioning.
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§ 145-33. Shoreland Overlay District.
Application Meet Requirements
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G. Piers, docks, wharves, breakwaters, causeways, marinas, 
bridges and other structures and uses extending over or beyond
the high-water line of a water body, stream or within a wetland. 
In addition to federal or state permits which may be required for 
such structures and uses, they shall conform to the following:

NA

No such structures are proposed within the Shoreland
Overlay District. 

(1) Shore access shall be developed on soils appropriate for 
such use and constructed to control erosion.

(2) The location shall not interfere with developed or natural 
beach areas.

(3) The facility shall be located to minimize adverse effects on
fisheries.

(4) The facility shall not be larger in dimension than 
necessary to carry on the activity and be consistent with 
existing conditions, use and character of the area.

(5) No new structure shall be built on, over or abutting a pier, 
wharf, dock or other structure extending beyond the high-
water line of a water body or within a wetland unless the 
structure requires direct access to the water as an 
operational necessity.

(6) No existing structures built on, over or abutting a pier, 
dock, wharf or other structure extending beyond the high-
water line of a water body or within a wetland shall be 
converted to residential dwelling units in any district.

(7) Structures built on, over or abutting a pier, wharf, dock or 
other structure extending beyond the high-water line of a 
water body or within a wetland shall not exceed 20 feet in 
height above the pier, wharf, dock or other structure.

H. Timber harvesting.
NA

No such use is proposed.  To be specified on the 
plan and with HOA restrictions. 
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§ 145-33. Shoreland Overlay District.
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(1) No accumulation of slash shall be left within 50 feet of the 
high-water line of a water body. In all other areas all slash 
shall either be removed or disposed of in such a manner 
that it lies on the ground and no part of it extends more 
than four feet above the ground. Any debris that falls 
below the high-water line of a water body shall be 
removed from the water body.

(2) Except for water crossings, all skid trails, log yards and 
other sites where the operation of logging machinery 
results in the exposure of mineral soil shall be located 
such that an undisturbed filter strip of vegetation of at least
75 feet in width for slopes of up to 10% shall be retained 
between the exposed mineral soil and the high-water line 
of a water body or upland edge of a wetland. For each 
ten-percent increase in slope, the undisturbed strip shall 
be increased by 20 feet. The provisions of this Subsection 
H(2) apply only to a face sloping toward the water body or 
wetland; provided, however, that no portion of such 
exposed mineral soil on a back face shall be closer than 
25 feet to the high-water line of a water body or upland 
edge of a wetland.

(3) Harvesting operations shall be conducted in such a 
manner and at such a time that minimal soil disturbance 
results. Adequate provisions shall be made to prevent soil 
erosion and sedimentation of surface waters. Timber 
harvesting equipment shall not use stream channels as 
travel routes except when surface waters are frozen and 
the activity will not result in any ground disturbance.

(4) All crossings of flowing water shall require a bridge or 
culvert, except in areas with low banks and channel beds 
which are composed of gravel, rock or similar hard surface
which would not be eroded or otherwise damaged.
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§ 145-33. Shoreland Overlay District.
Application Meet Requirements
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(5) Skid trail approaches to water crossings shall be located 
and designed to prevent water runoff from directly entering
the water body or tributary stream. Upon completion of 
timber harvesting, temporary bridges and culverts shall be
removed and areas of exposed soil revegetated.

(6) Selective cutting of no more than 40% of the total volume 
of trees four inches or more in diameter, measured 4.5 
feet above ground level, on any lot in any ten-year period 
is permitted. These standards shall not apply to activities 
necessary and resulting from wind damage, fire and 
removal of dead trees. Trees and other vegetation killed 
by natural causes (e.g., beaver or insects) shall not be 
counted in determining either the original volume or the 
volume removed. In addition:
(a) Within 100 feet of the high-water line of Ell Pond 

and within 75 feet of the high-water line of other 
water bodies, tributary streams or the upland edge 
of a wetland, a well-distributed stand of trees and 
other vegetation, including existing ground cover, 
shall be maintained.

(b) At distances greater than 100 feet from Ell Pond 
and greater than 75 feet from the high-water line of 
other water bodies or the upland edge of a wetland, 
harvesting operations shall not create single 
openings greater than 10,000 square feet in the 
forest canopy. Where such openings exceed 5,000 
square feet they shall be at least 100 feet apart. 
Such openings shall be included in the calculation of
total volume removal.
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§ 145-33. Shoreland Overlay District.
Application Meet Requirements

Yes No NA Comments

(7) Timber harvesting operations exceeding the forty-percent 
limitation of Subsection H(6) may be allowed by the 
Planning Board if the applicant submits a forest 
management plan prepared by a Maine licensed 
professional forester showing that such exception is good 
forest management and the harvest will be carried out 
according to the purposes of this chapter. The Planning 
Board shall notify the Commissioner of the Department of 
Environmental Protection of each exception allowed within
14 days of the Board's decision. [Amended 4-19-1997]
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Article VII
Performance Standards

§ 145-49. Residential Cluster Development. 
[Amended 11-7-2006] [Amended 06-14-2016]

Application Meet Requirements

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 modifications shall not be 
construed as the granting of a variance to relieve hardship.
A. Permitted locations. Residential cluster development shall be permitted 

in all zoning districts where residential development is allowed. All 
areas of a cluster subdivision located within the Aquifer Protection 
District or the Shoreland Overlay District shall be dedicated as 
undeveloped open space. [Amended 06-14-2016]

Y

The parcel is located within the Rural, AP, and 
Shoreland Overlay Districts. All proposed development 
is to remain in the Rural District.  The Open Space of 
the subdivision is proposed within the AP or Shoreland 
Overlay zones. 

B. Density. The maximum density of dwelling units permitted shall be the 
same as permitted in the district(s) in which the cluster development is 
located, unless density bonuses are granted in accordance with § 145-
49D. To determine maximum density the following steps shall be taken:
[Amended 06-14-2016]

Y

See note 8 on sheet 2.

(1) In order to determine the maximum number of dwelling units 
permitted on a tract of land the net residential acreage shall be 
determined by calculating net area and subtracting 15% of the 
area of the lot to account for roads and parking.

Y

See note 8 on sheet 2. Residential Cluster Development
requires a 15% deduction or 240,320 SF from the total 
land area of 36.78 acres (1,602,137 SF) which leaves a 
total of 1,361,816 SF.

1,361,816 SF / 100,000 = 13 dwelling units permitted. 
13 dwelling units are proposed. 

(2) A cluster development layout shall be submitted indicating a 
minimum of 35% open space and significant natural features. Y

The applicant proposes 24.09 acres or 65% to be 
dedicated Open Space. See sheet 2 “Area Summary 
Table”

C. Dimensional requirements.
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§ 145-49. Residential Cluster Development. 
[Amended 11-7-2006] [Amended 06-14-2016]

Application Meet Requirements

Yes No NA Comments

(1) The minimum lot sizes may be reduced to 20,000 square feet in 
any district where clustering is allowed, if not serviced by public 
sewer, or may be reduced to the following if on public sewer:

Served by Public Sewer
Type of Dwelling RA, GB and RC Districts

(square feet)
One-family Dwelling 10,000
Two-family Dwelling 15,000

Y*

Planning Board to consider reducing the minimum 
lot size to 20,000 SF as the lots are within the Rural 
District and are not served by public sewer. 

(2) The required setbacks from lot lines and from street rights-of-
way within the cluster development may be reduced, but no 
structure shall be located within 15 feet of any lot line or within 
20 feet of any street right-of-way within the cluster development.

Y*

See note 7 on sheet 2. Note revisions needed.

Per 145-49 Residential Cluster lots may have a 20’ 
setback from subdivision ROWs and 15’ lot line 
setbacks.  The Planning Board to consider approving
the setback reductions.

The setback from Wire Road (25’) cannot be reduced. 
Plan corrections to be made.

(3) The required street frontage may be reduced to no less than 50 
feet.

Y

See note 7. All lots are proposed to have a minimum of 
50 feet street frontage. Planning board to consider 
approving the street frontage requirements for the 
cluster lots. 

(4) When a lot in a cluster subdivision abuts a nonclustered 
residential lot, the setback in the cluster subdivision lot shall be 
twice the required setback along the adjoining lot line. The 
Planning Board may require additional screening or restrict the 
removal of vegetation within the setback to provide a buffer 
between higher and lower density development. Y

25’ x 2 = 50’ setback/ buffer required for all non-
clustered residential abutters. This 50’ setback is shown 
on the subdivision plans.

Trees greater than 24” in diameter at breast height that 
exist are identified on sheet 2. See note 20 on sheet 2.
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§ 145-49. Residential Cluster Development. 
[Amended 11-7-2006] [Amended 06-14-2016]

Application Meet Requirements

Yes No NA Comments

(5) The maximum lot coverage of 20% in the Rural District may be 
allowed by the Planning Board to be increased to 40% on lots 
smaller than 40,000 square feet in area. [Added 06-14-2016]

See notes 2, 3, and 4 on sheet 1.1.  Maximum lot 
coverage of each lot is 40% as permitted by 145-49C5. 
Planning Board to consider voting to allow 40% lot 
coverage for the cluster lots as all are less than 
40,000 SF in size, per 145-49.C.5.

D. Innovative open space bonus. At least 35% of the total parcel acreage 
in a cluster subdivision must be designated as open space and 
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 
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.

NA

No innovative Open Space bonuses are requested. 

(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.

NA

(2) 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.

NA
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§ 145-49. Residential Cluster Development. 
[Amended 11-7-2006] [Amended 06-14-2016]

Application Meet Requirements

Yes No NA Comments

(3) 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.

NA

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

NA

(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.

(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.

(5) 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.

NA
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§ 145-49. Residential Cluster Development. 
[Amended 11-7-2006] [Amended 06-14-2016]

Application Meet Requirements

Yes No NA Comments

(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%.

NA

(7) 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%.

NA

(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%.

NA

(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.

NA

E. Aquifer Protection District. Where the parcel is located in the Rural 
District and partially in the Aquifer Protection District the permitted 
density for that portion of the lot within the Aquifer Protection District 
may be doubled, transferred to the portion of the lot located in the Rural
District, and counted towards total bonus density, provided that:

Item 2 below is not proposed. This section does not 
apply. 

(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.

This standard is met.
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F. Management of open space. The open space portion of the cluster 
development site shall be permanently dedicated open space by 
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 
space (i.e., roads, parking areas, sheds, etc.), of which total structural 
coverage shall not exceed 600 square feet. Nonroofed or elevated 
structures (i.e., walking paths) are allowed. The designated open space
shall not be used for additional building lots.

Y*

Note 20 on sheet 2 indicates a Homeowners’ 
Association is proposed. HOA documents or a 
statement on how management and maintenance of 
the open space will occur has not been provided 
yet.

Any coverage or structures proposed in the Open 
Space?

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

To be reviewed once HOA documents provided.

(a) Ownership by an association of the owners of the dwelling 
units within the development;
(b) Ownership by an association of the owners of the dwelling 
units within the development with a conservation easement 
granted to the Town or recognized conservation organization;
(c) Dedication to the Town as public open space; and/or

(d) Transfer, with permanent restrictions, to a land trust or other 
recognized conservation organization.

(2) The developer may structure the control of the common open 
space in one or more of the above methods. The Planning Board
shall approve the arrangements for the ownership, control and 
maintenance of the common open space as part of the 
subdivision approval. No changes in use or management of the 
common open space shall be made without the approval of the 
Planning Board.

To be reviewed once HOA documents provided.

G. Homeowners' association management of open space. If the open 
space will be owned and/or managed by the owners within the cluster 
development, then a homeowners' association shall be created to own 
and manage the common lands and facilities. Covenants for mandatory
membership in the homeowners' association, setting forth the owner's 
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.

Y*

HOA documents to be provided. Bylaws, Declarations 
and a sample deed are pending. 
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October 28, 2016 

 

Mr. Michael Livingston, P.E. 

Town of Wells – Planning and Development 

208 Sanford Road 

Wells, ME 04090 

 

RE: Preliminary Subdivision Application - Branch Brook Estates  

 

Dear Mike, 

 

On behalf of Dogwood Circle, LLC, please find the requisite number of plan sets and application packages 

for consideration before the next Planning Board Meeting. This project involves the cluster development of 

13 lots off the north side of Wire Road and south of Branch Brook. The property is 36.78 acres in size and 

proposes to develop 12.69 acres leaving 24.09 acres in preserved open space. The property is located in 

the Rural Zoning District, Aquifer Protection District and Shoreland Overlay District and is currently all 

woodland. All development is to occur within the Rural District so as to preserve the land in Aquifer 

Protection District and Shoreland Overlay District.  

 

The project will involve the construction of just over 700 feet of road with cul-de-sac, intended to be 

municipally owned. Each lot is to be served by individual wells and septic systems. Each lot with frontage 

off from the proposed road will be serviced by underground electric, telephone and cable; whereas the lots 

fronting Wire Road will be serviced by the overhead services. A detention pond has been designed to 

attenuate the increase in stormwater runoff created by the construction of the road and has been located 

in the natural low point of the land which coincides with the low point of the road. See Stormwater 

Management Report included in this application. 

 

The site has been reviewed by Inland Fisheries and Wildlife (IF&W) with regard to Endangered, Threatened, 

and Special Concern species; designated Essential and Significant Wildlife Habitats; and fisheries habitat. 

A letter was received from John Perry at IF&W and required follow up on the Northern Long Ear Bat and 

Black Racer Snake. Please find letter and correspondence with Derek Yorks and Wende Mahaney that 

eliminate the concerns over the Northern Long Ear Bats and Black Racer Snake. 

 

Additionally, please find a waiver request following the application to eliminate the need for a 

Hydrogeological Investigation into this site. 

 

Please feel free to contact me with any questions. 

 

Sincerely, 

Nonesuch River Engineering, LLC 

 
Lee Allen, P.E. 

President 

 
Cc: Isaiah Plante, PLS 

Donald Murphy, Dogwood Circle, LLC 



WAIVER REQUEST 

 

On behalf of Dogwood Circle, LLC, Nonesuch River Engineering (NRE) respectfully requests a waiver from 

Section 202-8B2.t. The applicant is requesting the waiver for two reasons; 

 

1. Although the land being subdivided is in the Aquifer Protection District, none of the 

subdivided lots are within the Aquifer Protection District 

2. The average lot density is greater than 100,000 sf per dwelling unit. 13 lots on 

1,602,137 sf equates to a density of 123,241 sf per dwelling unit. 

 

202-8B2(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: 

[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 

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























Parcel Number: 
CAMA Number:  
Property Address:

0074-001-1
0074-001-1 
26 FOX RIDGE DR

Mailing Address: BROWN,  WILLIAM E  BROWN,  DIANNA L
26 FOX RIDGE DR 
WELLS, ME 04090

Parcel Number: 
CAMA Number:  
Property Address:

0074-001-7
0074-001-7 
47 FOX RIDGE DR

Mailing Address: DAROSA,  BRIAN  
47 FOX RIDGE DR 
WELLS, ME 04090

Parcel Number: 
CAMA Number:  
Property Address:

0074-001-A-EXE
0074-001-A-EXE 
WIRE RD

Mailing Address: KK+W WATER DISTRICT  
92 MAIN ST 
KENNEBUNK, ME 04043

Parcel Number: 
CAMA Number:  
Property Address:

0074-002-A
0074-002-A 
356 WIRE RD

Mailing Address: MILLER,  CRAIG R  MILLER,  CAROL K
356 WIRE RD 
WELLS, ME 04090

Parcel Number: 
CAMA Number:  
Property Address:

0074-002-B
0074-002-B 
368 WIRE RD

Mailing Address: BAILEY,  LOUIS L  BAILEY,  JULIANNE
368 WIRE RD 
WELLS, ME 04090

Parcel Number: 
CAMA Number:  
Property Address:

0074-002-C
0074-002-C 
344 WIRE RD

Mailing Address: MOULTON,  JAMES  MOULTON,  NANCY 
E

344 WIRE RD 
WELLS, ME 04090

Parcel Number: 
CAMA Number:  
Property Address:

0074-004-E-1
0074-004-E-1 
0 WIRE RD

Mailing Address: HUTCHINS,  CRAIG S  
375 WIRE RD 
WELLS, ME 04090

Parcel Number: 
CAMA Number:  
Property Address:

0074-005-1
0074-005-1 
0 WIRE RD

Mailing Address: HUTCHINS,  C CO INC  
375 WIRE RD 
WELLS, ME 04090

Parcel Number: 
CAMA Number:  
Property Address:

0074-005-2
0074-005-2 
0 WIRE RD

Mailing Address: HUTCHINS,  C CO INC  
375 WIRE RD 
WELLS, ME 04090

Parcel Number: 
CAMA Number:  
Property Address:

0074-005-3
0074-005-3 
289 WIRE RD

Mailing Address: HUTCHINS,  C CO INC  
375 WIRE RD 
WELLS, ME 04090

Abutters:

Subject Property:

Parcel Number: 
CAMA Number:  
Property Address:

0074-002
0074-002
WIRE RD

Mailing Address: ENSOR -TRUSTEE,  PERSIS L ENSOR 
REVOC TRUST OF 2012,  PERSIS L
50 BROOKSIDE DR  UNIT B2  
EXETER, NH 03833-1651

Abutters List Report - Wells, ME

10/28/2016

www.cai-tech.com
Data shown on this report is provided for planning and informational purposes only. The municipality and CAI Technologies 

are not responsible for any use for other purposes or misuse or misrepresentation of this report. Page 1 of 2

100 foot Abutters List Report
Wells, ME

October 28, 2016



Parcel Number: 
CAMA Number:  
Property Address:

0074-005-4
0074-005-4 
287 WIRE RD

Mailing Address: HUTCHINS,  C CO INC  
375 WIRE RD 
WELLS, ME 04090

Parcel Number: 
CAMA Number:  
Property Address:

0074-005-5
0074-005-5 
253 WIRE RD

Mailing Address: HUTCHINS,  C CO INC  
375 WIRE RD 
WELLS, ME 04090

Parcel Number: 
CAMA Number:  
Property Address:

0074-005-6
0074-005-6 
251 WIRE RD

Mailing Address: WLODYKA,  DENNIS J  WLODYKA,  
NANCY M
251 WIRE RD 
WELLS, ME 04090

Parcel Number: 
CAMA Number:  
Property Address:

0074-A-006-EXE
0074-A-006-EXE 
0 WIRE RD

Mailing Address: KK+W WATER DISTRICT  
92 MAIN ST 
KENNEBUNK, ME 04043

Abutters List Report - Wells, ME

10/28/2016

www.cai-tech.com
Data shown on this report is provided for planning and informational purposes only. The municipality and CAI Technologies 

are not responsible for any use for other purposes or misuse or misrepresentation of this report. Page 2 of 2

100 foot Abutters List Report
Wells, ME

October 28, 2016
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Legal Name Charter Number Filing Type Status
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CIRCLE, LLC 20171724DC LIMITED LIABILITY
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GOOD
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Filing Date Expiration Date Jurisdiction

10/19/2016 N/A MAINE

Other Names (A=Assumed ; F=Former)

NONE

Clerk/Registered Agent
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15 LONG BEACH AVE. 
UNIT 30
YORK, ME 03909
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  PAUL R. LEPAGE 
              GOVERNOR 

 

STATE OF MAINE 
DEPARTMENT OF 

INLAND FISHERIES & WILDLIFE 
284 STATE STREET 

41 STATE HOUSE STATION 
AUGUSTA ME  04333-0041 CHANDLER E. WOODCOCK 

                                     COMMISSIONER 

 
 
 

PHONE:  (207) 287-5202 FISH AND WILDLIFE ON THE WEB: 
www.maine.gov/ifw 

EMAIL ADDRESS: 
ifw.webmaster@maine.gov 

 

October 3, 2016 
 
Isaiah Plante 
Kimball Survey & Design, Inc. 
30 Frost Hill Road 
York, ME 03909 
 
RE: Information Request - Wire Road subdivision, Wells 
 
Dear Isaiah: 
 
Per your request received September 21, 2016, we have reviewed current Maine Department of Inland 
Fisheries and Wildlife (MDIFW) information for known locations of Endangered, Threatened, and 
Special Concern species; designated Essential and Significant Wildlife Habitats; and fisheries habitat 
concerns within the vicinity of the proposed Wire Road subdivision Project in Wells.  Note that as 
project details are lacking, and due to the general nature and scale of the map that was provided, our 
comments are non-specific and should be considered preliminary. 
 
Our Department has not mapped any Essential Habitats that would be directly affected by your project. 
 
Endangered, Threatened, and Special Concern Species 
 
Bats 
 
Of the eight species of bats that occur in Maine, the three Myotis species are protected under Maine’s 
Endangered Species Act (MESA) and are afforded special protection under 12 M.R.S §12801 - §12810.  
The three Myotis species include little brown bat (M. lucifugus, State Endangered); northern long-eared 
bat (M. septentrionalis, State Endangered); and eastern small-footed bat (M. leibii, State Threatened).  
The five remaining bat species are listed as Special Concern:  big brown bat (Eptesicus fuscus); red bat 
(Lasiurus borealis), hoary bat (Lasiurus cinereus), silver-haired bat (Lasionycteris noctivagans), and tri-
colored bat (Perimyotis subflavus).   
 
While a comprehensive statewide inventory for bats has not been completed, it is likely that several of 
these species occur within the project area during migration and/or the breeding season.  We recommend 
that you contact the U.S. Fish and Wildlife Service--Maine Fish and Wildlife Complex (Wende 
Mahaney, (207) 469-7300, Extension 1569) for further guidance, as the northern long-eared bat is also 
listed as a Threatened Species under the Federal Endangered Species Act. 
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Northern black racer 
 
Occurrences of northern black racer, a State Endangered species, have been documented in close 
proximity to the project area.  This species of snake prefers habitat types consisting of shrubby 
grasslands, early successional shrub dominated areas, and open woodlands.  Based on analyses of aerial 
photography it appears that this type of habitat might be in the project area.  Therefore, we recommend 
that you contact Derek Yorks (207-941-4475) with our Reptile, Amphibian, and Invertebrate Group in 
Bangor for further guidance, including the need for surveys in the project area.   
 
Significant Wildlife Habitat 
 
Significant Vernal Pools 
 
At this time, MDIFW Significant Wildlife Habitat (SWH) maps indicate no known presence of SWHs 
within the project area, which include Waterfowl and Wading Bird Habitats, Deer Wintering Areas, 
Seabird Nesting Islands, Shorebird Areas, and Significant Vernal Pools.  However, a comprehensive 
statewide inventory for Significant Vernal Pools has not been completed.  Therefore, we strongly 
recommend that surveys for vernal pools be conducted within the project boundary by qualified wetland 
scientists prior to final project design to determine whether there are Significant Vernal Pools present in 
the area.  These surveys should extend up to 250 feet beyond the anticipated project footprint because of 
potential performance standard requirements for off-site Significant Vernal Pools, assuming such pools 
are located on land owned or controlled by the applicant.  Once surveys are completed, our Department 
will need to review and verify any vernal pool data prior to final determination of significance.    
 
Fisheries Habitat 
 
Without project-specific details it is difficult to know what impacts your project may have on the 
mapped streams within the search area.  That being said, MDIFW makes the following general 
recommendations as they pertain to streams. 
 
We recommend that a 100-foot undisturbed vegetated buffer be maintained along these streams.  Buffers 
should be measured from the edge of stream or associated fringe and floodplain wetlands.  Maintaining 
buffers along coldwater fisheries is critical to the protection of water temperatures, water quality, and 
inputs of coarse woody debris necessary to support conditions required by brook trout.  Stream crossings 
should be avoided, but if a stream crossing is necessary, or an existing crossing needs to be modified, it 
should be designed to provide full fish passage.  Small streams, including intermittent streams, can 
provide crucial rearing habitat, cold water for thermal refugia, and abundant food for juvenile salmonids 
on a seasonal basis and undersized crossings may inhibit these functions.  Generally, MDIFW 
recommends that all new, modified, and replacement stream crossings be sized to span 1.2 times the 
bankfull width of the stream.  In addition, we generally recommend that stream crossings be open 
bottomed (i.e. natural bottom), although embedded structures which are backfilled with representative 
streambed material have been shown to be effective in not only providing habitat connectivity for fish 
but also for other aquatic organisms.  We encourage you to contact our Region A Fisheries staff (207-
657-2345) for crossing design recommendations that best maintain fish passage.  Construction Best 
Management Practices should be closely followed to avoid erosion, sedimentation, alteration of stream 
flow, and other impacts as eroding soils from construction activities can travel significant distances as 
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well as transport other pollutants resulting in direct impacts to fish and fisheries habitat.  In addition, we 
recommend that any necessary instream work or work within 100 feet of streams occur between July 15 
and October 1.  
 
This consultation review has been conducted specifically for known MDIFW jurisdictional features and 
should not be interpreted as a comprehensive review for the presence of other regulated features that 
may occur in this area.  Prior to the start of any future site disturbance we recommend additional 
consultation with the municipality, and other state resource agencies including the Maine Natural Areas 
Program and Maine Department of Environmental Protection in order to avoid unintended protected 
resource disturbance. 
 
Please feel free to contact my office if you have any questions regarding this information, or if I can be 
of any further assistance. 
 
Best regards, 
 

 
John Perry 
Environmental Review Coordinator 
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From: Yorks, Derek [mailto:Derek.Yorks@maine.gov]  

Sent: Thursday, October 27, 2016 4:23 PM 

To: Isaiah (isaiah@kimballlandsurveying.com) <isaiah@kimballlandsurveying.com> 

Cc: Perry, John <John.Perry@maine.gov> 

Subject: RE: Wire Road Wells Subdivision 
  
Hello Isaiah, 
  
After a careful review of the project plans, aerial images, and data from an MDIFW northern black racer radio 
telemetry study that was conducted at the adjacent TNC Wells Barrens Preserve MDIFW does not believe the 
project will negatively impact this species given the current project design. In Maine, black racers inhabit 
barrens, shrublands, early successional habitats, open woodlands, and recently harvested forests. Sites with 
well-drained soils and low-growing and dense shrubby vegetation that have a largely open canopy are probably 
most important for persistence of their populations. The majority of this site appears to be closed-canopy forest 
and the parcel falls just outside of the area where Wells Barrens racers were documented during the telemetry 
study. The forested northern half of this site that is to be designated as open space with a planned walking trail 
appears to have habitat that racers may use on occasion (semi-open woodland). Ensuring that this area 
remains undeveloped and in a forested state will provide a buffer between the core habitat found on the Wells 
Barrens preserve/Water District lands and areas of residential development. 
  
Please contact me or John Perry with any further questions. 
  
Derek 
  

From: Yorks, Derek  
Sent: Monday, October 24, 2016 1:12 PM 

To: 'Isaiah' 
Cc: Perry, John; Maclaine, John 

Subject: RE: Wire Road Wells Subdivision 
  
Hi Isaiah, 
  
Thank you for following up. I did revive the photos and I’m coordinating with our ER staff in Augusta (John 
Perry and John Maclaine Cc’d here) to put together a written response for you out of their office. Stay tuned 
and we’ll be in touch if we have any questions or need additional info. 
  
Thank You, 
  
Derek 
  

From: Isaiah [mailto:isaiah@kimballlandsurveying.com]  
Sent: Monday, October 24, 2016 11:45 AM 

To: Yorks, Derek 

Subject: RE: Wire Road Wells Subdivision 
  
Hi Derek, 
      I just wanted to follow up to make sure you received the pictures of the site that I had sent.  We will be 
submitting to the town next week and will need a response from IF&W.    Please let me know if you need 
anything further from me.  Thanks. 
  
Isaiah Plante, PLS 
CPESC 

  

K I M B A L L 

Survey & Design, Inc. 
30 Frost Hill Road 



York, Maine 03909 
(207) 351-0226 
www.KimballLandSurveying.com 
  
  
  

From: Yorks, Derek [mailto:Derek.Yorks@maine.gov]  

Sent: Friday, October 07, 2016 12:16 PM 

To: Isaiah <isaiah@kimballlandsurveying.com> 

Subject: RE: Wire Road Wells Subdivision 
  
Hello Isaiah, 
  
This site is immediately adjacent to the Wells Barrens preserve owned and managed by the Nature 
Conservancy. This TNC preserve is Maine’s largest documented racer population and best studied site. It looks 
like the eastern arm of this parcel may contain some racer habitat where there is a small meadow. The rest of 
the site appears to be closed canopy forest. Does that sound like a correct characterization? 
  
Do you have any photos of the habitat in that eastern arm? Photos would be useful in determining if it is likely 
to support black racers. If that area does appear to be racer habitat and it is within the planned development 
footprint then I think visual encounter and coverboard surveys would make sense in the early spring. Racers 
are a barrens/early successional/semi-open canopy wood land species. They opportunistically move into 
recently logged areas etc. but the sites with sandy soils and low growing and dense shrubby vegetation that 
have a largely open canopy over the long-term are probably most important for persistence of their 
populations.  
  
Derek 
  

From: Isaiah [mailto:isaiah@kimballlandsurveying.com]  
Sent: Monday, October 03, 2016 4:59 PM 

To: Yorks, Derek 

Subject: FW: Wire Road Wells Subdivision 
  
Hi Derek, 
     I have a subdivision in Wells on Wire Road that may have Northern Black Racer habitat per IF&W 
review.    Could you please review the attached letter and advise if further studies are necessary?   Thank 
you.   
  
Isaiah Plante, PLS 
CPESC 

  

K I M B A L L 

Survey & Design, Inc. 
30 Frost Hill Road 
York, Maine 03909 
(207) 351-0226 
www.KimballLandSurveying.com 

 

 

 

 

 

 

 



 

From: Mahaney, Wende [mailto:wende_mahaney@fws.gov]  

Sent: Tuesday, October 04, 2016 6:25 AM 

To: Isaiah <isaiah@kimballlandsurveying.com> 

Subject: Re: FW: Wire Road Wells Subdivision 

  

Hi Isaiah - We don't have any specific information for the project area to know if northern long-

eared bats might be present.  So they may or may not be present; but given what we know about 

the impacts of white nose syndrome in Maine, probably likely not. 

  

If there is no federal agency involvement with this project, then you only need to make sure the 

project is not located close to a known bat hibernacula (which it is not) or a known maternity 

roost tree (which it is not).  So, this project should be good to go in terms of the northern long-

eared bat. 

  

Thanks for checking in.  Wende 

 

 

PLEASE NOTE NEW CONTACT INFORMATION AS OF AUGUST 5, 2016: 
  

Wende S. Mahaney, C.W.B. 

U.S. Fish and Wildlife Service 

Maine Fish and Wildlife Complex 

P.O. Box A (mailing address) 

306 Hatchery Road (physical address) 

East Orland, Maine 04431 

Telephone: (207) 902-1569 (direct line) 

Fax: (207) 902-1588 
Cellular Phone:  207-944-2991 
  

On Mon, Oct 3, 2016 at 5:05 PM, Isaiah <isaiah@kimballlandsurveying.com> wrote: 

Hi Wende, 

    I have a 13 lot subdivision on Wire Road in Wells.   IF&W has indicated there may be bat 

habitat in the area.   From my last project it is my understanding that unless there is involvement 

from a federal agency we do not need to do anything regarding bats.   Would you please review 

the attached letter and advise if anything further is required?    There is no federal permitting 

involved in this project.   Thank you. 
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1. INTRODUCTION 

 

Donald Murphy is proposing a 13-lot subdivision off of Wire Road in Wells, Maine.  The 

residential cluster major subdivision of 40 acres includes the construction of a 706 foot road 

with cul-de-sac. The road is intended to be 20 feet in width with 5 foot gravel shoulders to 

meet the Town required 30 feet of gravel subbase width. The site is wooded and very flat, a 

plateau, that is comprised of Adams type soils which are very well draining. There is one 

ravine that cuts through a portion of the site, this ravine provides an outlet for stormwater 

runoff. A forested wetland is located at the bottom of the ravine and is tributary to Branch 

Brook which is located to the north of the site and just off the property.  The impervious area 

associated with each home has not been considered in this stormwater management report. 

The project will introduce 17,692 sf of impervious area and disturb 65,000 sf. A Maine DEP 

Stormwater Permit-By-Rule is required in addition to Town Planning Board Approval. 

 

2. STUDY METHODOLOGY 

 

In this study, the Soil Conservation Services Urban Hydrology for Small watersheds, 

Technical Release 20 (also known as SCS-TR20) was utilized to model the surface water 

drainage patterns for the pre and post development drainage conditions.  HydroCAD 

Stormwater Modeling System Software (Version 10.00) was used for the SCS TR20 

calculations.  The SCS TR-55 method was used to estimate the Time of Concentration (Tc).  

This method involves estimating the length of sheet flow, shallow concentrated flow and 

channel flow that occurs within each subcatchment.  Each Tc Path and corresponding length 

and slope is identified in the pre and post development drainage area plan.  From this 

information, the time of concentration is determined for each watershed.  Modeling was 

conducted using the 2, 10, 25 and 100-year storm events. Rainfall data was generated 

through National Oceanic and Atmospheric Administration (NOAA) Atlas 14 for Point 

Precipitation Frequency Estimates; a copy of the data can be found in Appendix C. The 

HydroCAD results for the pre-development and post-development drainage areas can be 

found in Appendix A and B respectively.  

 

The curve numbers (CN) utilized in this analysis relate to the ground cover that was observed 

or proposed on the site.  The following curve numbers were used. 

 

Description Hyd A 

Pavement/Roofs 98 

Woods, Good 30 

Grass, Good 39 

 

3. PRE-DEVELOPMENT CONDITIONS 

  

There was only one soil type found on this site.   

 

     Ad  - Adams Loamy Sand  - Hydrological Group A  
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Under pre-development conditions the site is modeled as two drainage areas (See Appendix 

C for Pre Development Drainage Area Plan).   

 

Pre-Development Drainage Area 1 

This area encompasses 33.29 acres and primarily consists of woods. About 0.24 acres of 

impervious area (Wire Road) is included in this drainage area.  Stormwater drains north and 

northeast to a ravine with a wetland located at the bottom. This area drains to Study Point #1. 

 

Pre-Development Drainage Area 2 

This area encompasses 5.38 acres and consists of woods.  Stormwater sheet flows off the site 

to the north and west. This area drains to Study Point #2.  

 

Table 3, found below summarizes the Pre-Development flow that is discharged from this site 

during the 2, 10, 25 and 100-year storm events. Refer to detailed calculations in Appendix A. 

Detailed drainage area plans for both the pre and post development drainage areas can be 

found in Appendix D. 

 

Summary of Pre-Development Discharges 

 
 

ANALYSIS 

POINT 

HYDROCAD 

NODE 

Q2 Q10 Q25 Q100 

1 SP-1 0.0 0.1 0.5 2.4 

2 SP-2 0.0 0.0 0.1 0.4 

 

4. POST DEVELOPMENT CONDITIONS  

 

The project will introduce 706 lf of new road, all of which will be paved.  The proposed new 

impervious area equals 17,692 sf (0.41 ac). A detention pond is necessary to store the 

increase in runoff. In order to sufficiently model the road and detention pond it is necessary 

to break the post development drainage areas into four (4) subcatchments. The calculations 

prove that the pond will store the increase in runoff so that there is no increase in peak flows 

off the site. Refer to Post Development and Pre vs. Post Development Summary tables 

below. Please refer to Appendix B for detailed calculations. Detailed drainage area plans for 

both the pre and post development drainage areas can be found in Appendix D. 

 

Post Development Drainage Area 1 

This area encompasses 26.61 acres and primarily consists woods with a small section of 

impervious area (Wire Road).  Stormwater drains into the ravine that runs northeast off the 

property (Study Point #1). 

 

Post Development Drainage Area 2 

This area encompasses 5.38 acres and consists of woods.  Stormwater sheet flows off the site 

to the north and west. This area drains to Study Point #2. There was no change from pre 

development to post development in this area. 
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Post Development Drainage Area 3 

This area encompasses 5.85 acres and primarily consists woods but includes the west side of 

the proposed road and associated grass road side swale and disturbed areas to be replanted 

with lawn.  Stormwater drains into the proposed culvert that crosses beneath the road and 

into the detention pond. Ultimately runoff discharges to Study Point #1. 

 

Post Development Drainage Area 4 

This area encompasses 0.83 acres and consists of the proposed road, detention pond and 

areas planted as lawn. Stormwater drains via roadside swales into the detention pond. 

Ultimately runoff discharges to Study Point #1. 

 

Summary of Post Development Discharges  
 

ANALYSIS 

POINT 

HYDROCAD 

NODE 

Q2 Q10 Q25 Q100 

1 SP-1 0.0 0.1 0.5 2.1 

2 SP-2 0.0 0.0 0.1 0.4 

 

The following table compares the total pre-development flows to the post development 

discharge for the 2, 10, 25 and 100-year storm events. 

 

By examination of the Table below all post development discharge rates are equal to or less 

than the pre-development rates.  

  

Comparison of Pre and Post Development Discharges  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Analysis Point HydroCAD 

Node 

Discharges (cfs) 

Q2 Q10 Q25 Q100 

Pre-

Development 

SP-1 0.0 0.1 0.5 2.4 

Post 

Development 

SP-1 0.0 0.1 0.5 2.1 

Difference  0 0 0 -0.3 

Pre-

Development 

SP-2 0.0 0.0 0.1 0.4 

Post 

Development 

SP-2 0.0 0.0 0.1 0.4 

Difference  0 0 0 0 
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5. MAINTENANCE 

A Homeowners Association will be formed to maintain the detention pond. The 

Homeowners Documents will contain the maintenance criteria below to ensure that the pond 

is properly maintained. The road, roadside swales and culvert shall be maintained by the 

Town of Wells once the road is accepted by the Town. 

 

 

Detention Pond Maintenance: Basins should be inspected annually for erosion, 

destabilization of side slopes, embankment settling and other signs of structural failure, and 

loss of storage volume due to sediment accumulation. Corrective action should be taken 

immediately upon identification of problems.  

Inlet & Outlet Inspections: The inlet and outlet of the basin should be checked periodically to 

ensure that flow structures are not blocked by debris. Inspections should be conducted 

monthly during wet weather conditions (March to November). Flow structures should be 

easily accessible for inspection and the removal of debris blockage during storm conditions. 

Embankment Maintenance: Embankments should be maintained to preserve their integrity as 

impoundment structures, including: mowing, control of woody vegetation, rodent, and outlet 

maintenance and repair. Basins should be mowed no more than twice a year during the 

growing season to maintain maximum grass heights less than 12 inches. All accumulated 

trash and debris should be removed.  

Sediment Removal: Sediment should be removed from the pretreatment structure at least 

annually and from the basin when necessary. A 12” sump has been designed beneath the 

primary outlet to the pond. When the sediment is within 2” of the outlet sediment shall be 

removed from the pond (as needed) and from the sump. 
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Summary for Subcatchment 1S: Subcat 1

Runoff = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af,  Depth= 0.00"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs
Type III 24-hr  2yr Rainfall=3.29"

Area (ac) CN Description

33.050 30 Woods, Good, HSG A
0.240 98 Paved parking, HSG A

33.290 30 Weighted Average
33.050 99.28% Pervious Area
0.240 0.72% Impervious Area

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

47.0 64 0.0050 0.02 Sheet Flow, A-B
Woods: Dense underbrush   n= 0.800   P2= 3.00"

44.3 515 0.0060 0.19 Shallow Concentrated Flow, B-C
Forest w/Heavy Litter   Kv= 2.5 fps

16.0 423 0.0310 0.44 Shallow Concentrated Flow, C-D
Forest w/Heavy Litter   Kv= 2.5 fps

3.5 1,445 0.0340 6.85 44.55 Channel Flow, D-E
Area= 6.5 sf  Perim= 10.0'  r= 0.65'
n= 0.030  Earth, grassed & winding

110.8 2,447 Total

Subcatchment 1S: Subcat 1

Runoff

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420

F
lo

w
  

(c
fs

)

1

0

Type III 24-hr

2yr Rainfall=3.29"

Runoff Area=33.290 ac

Runoff Volume=0.000 af

Runoff Depth=0.00"

Flow Length=2,447'

Tc=110.8 min

CN=30

0.00 cfs
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Summary for Subcatchment 2S: Subcat 2

Runoff = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af,  Depth= 0.00"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs
Type III 24-hr  2yr Rainfall=3.29"

Area (ac) CN Description

5.380 30 Woods, Good, HSG A

5.380 100.00% Pervious Area

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

86.2 122 0.0040 0.02 Sheet Flow, A-B
Woods: Dense underbrush   n= 0.800   P2= 3.00"

13.5 202 0.0100 0.25 Shallow Concentrated Flow, B-C
Forest w/Heavy Litter   Kv= 2.5 fps

1.8 165 0.3640 1.51 Shallow Concentrated Flow, C-D
Forest w/Heavy Litter   Kv= 2.5 fps

101.5 489 Total

Subcatchment 2S: Subcat 2

Runoff

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420

F
lo

w
  

(c
fs

)

1

0

Type III 24-hr

2yr Rainfall=3.29"

Runoff Area=5.380 ac

Runoff Volume=0.000 af

Runoff Depth=0.00"

Flow Length=489'

Tc=101.5 min

CN=30

0.00 cfs
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Summary for Link SP-1: Study Point #1

Inflow Area = 33.290 ac, 0.72% Impervious,  Inflow Depth = 0.00"    for  2yr event
Inflow = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af
Primary = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs

Link SP-1: Study Point #1

Inflow
Primary

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420

F
lo

w
  

(c
fs

)

1

0

Inflow Area=33.290 ac

0.00 cfs

0.00 cfs
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Summary for Link SP-2: Study Point #2

Inflow Area = 5.380 ac, 0.00% Impervious,  Inflow Depth = 0.00"    for  2yr event
Inflow = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af
Primary = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs

Link SP-2: Study Point #2

Inflow
Primary

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420

F
lo

w
  

(c
fs

)

1

0

Inflow Area=5.380 ac

0.00 cfs

0.00 cfs
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Summary for Subcatchment 1S: Subcat 1

Runoff = 0.08 cfs @ 24.00 hrs,  Volume= 0.039 af,  Depth= 0.01"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs
Type III 24-hr  10yr Rainfall=5.25"

Area (ac) CN Description

33.050 30 Woods, Good, HSG A
0.240 98 Paved parking, HSG A

33.290 30 Weighted Average
33.050 99.28% Pervious Area
0.240 0.72% Impervious Area

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

47.0 64 0.0050 0.02 Sheet Flow, A-B
Woods: Dense underbrush   n= 0.800   P2= 3.00"

44.3 515 0.0060 0.19 Shallow Concentrated Flow, B-C
Forest w/Heavy Litter   Kv= 2.5 fps

16.0 423 0.0310 0.44 Shallow Concentrated Flow, C-D
Forest w/Heavy Litter   Kv= 2.5 fps

3.5 1,445 0.0340 6.85 44.55 Channel Flow, D-E
Area= 6.5 sf  Perim= 10.0'  r= 0.65'
n= 0.030  Earth, grassed & winding

110.8 2,447 Total

Subcatchment 1S: Subcat 1

Runoff

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420

F
lo

w
  

(c
fs

)

0.08

0.075

0.07

0.065

0.06

0.055

0.05

0.045

0.04

0.035

0.03

0.025

0.02

0.015

0.01

0.005

0

Type III 24-hr

10yr Rainfall=5.25"

Runoff Area=33.290 ac

Runoff Volume=0.039 af

Runoff Depth=0.01"

Flow Length=2,447'

Tc=110.8 min

CN=30

0.08 cfs
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Summary for Subcatchment 2S: Subcat 2

Runoff = 0.01 cfs @ 23.80 hrs,  Volume= 0.006 af,  Depth= 0.01"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs
Type III 24-hr  10yr Rainfall=5.25"

Area (ac) CN Description

5.380 30 Woods, Good, HSG A

5.380 100.00% Pervious Area

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

86.2 122 0.0040 0.02 Sheet Flow, A-B
Woods: Dense underbrush   n= 0.800   P2= 3.00"

13.5 202 0.0100 0.25 Shallow Concentrated Flow, B-C
Forest w/Heavy Litter   Kv= 2.5 fps

1.8 165 0.3640 1.51 Shallow Concentrated Flow, C-D
Forest w/Heavy Litter   Kv= 2.5 fps

101.5 489 Total

Subcatchment 2S: Subcat 2

Runoff

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420

F
lo

w
  

(c
fs

)

0.013

0.012

0.011

0.01

0.009

0.008

0.007

0.006

0.005

0.004

0.003

0.002

0.001

0

Type III 24-hr

10yr Rainfall=5.25"

Runoff Area=5.380 ac

Runoff Volume=0.006 af

Runoff Depth=0.01"

Flow Length=489'

Tc=101.5 min

CN=30

0.01 cfs
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Summary for Link SP-1: Study Point #1

Inflow Area = 33.290 ac, 0.72% Impervious,  Inflow Depth = 0.01"    for  10yr event
Inflow = 0.08 cfs @ 24.00 hrs,  Volume= 0.039 af
Primary = 0.08 cfs @ 24.00 hrs,  Volume= 0.039 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs

Link SP-1: Study Point #1

Inflow
Primary

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420

F
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w
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)
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0.03
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0

Inflow Area=33.290 ac
0.08 cfs

0.08 cfs
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Summary for Link SP-2: Study Point #2

Inflow Area = 5.380 ac, 0.00% Impervious,  Inflow Depth = 0.01"    for  10yr event
Inflow = 0.01 cfs @ 23.80 hrs,  Volume= 0.006 af
Primary = 0.01 cfs @ 23.80 hrs,  Volume= 0.006 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs

Link SP-2: Study Point #2

Inflow
Primary

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420
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0.013
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0.01
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Inflow Area=5.380 ac
0.01 cfs

0.01 cfs
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Summary for Subcatchment 1S: Subcat 1

Runoff = 0.52 cfs @ 16.63 hrs,  Volume= 0.355 af,  Depth= 0.13"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs
Type III 24-hr  25yr Rainfall=6.46"

Area (ac) CN Description

33.050 30 Woods, Good, HSG A
0.240 98 Paved parking, HSG A

33.290 30 Weighted Average
33.050 99.28% Pervious Area
0.240 0.72% Impervious Area

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

47.0 64 0.0050 0.02 Sheet Flow, A-B
Woods: Dense underbrush   n= 0.800   P2= 3.00"

44.3 515 0.0060 0.19 Shallow Concentrated Flow, B-C
Forest w/Heavy Litter   Kv= 2.5 fps

16.0 423 0.0310 0.44 Shallow Concentrated Flow, C-D
Forest w/Heavy Litter   Kv= 2.5 fps

3.5 1,445 0.0340 6.85 44.55 Channel Flow, D-E
Area= 6.5 sf  Perim= 10.0'  r= 0.65'
n= 0.030  Earth, grassed & winding

110.8 2,447 Total

Subcatchment 1S: Subcat 1

Runoff

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420

F
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w
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0.05

0

Type III 24-hr

25yr Rainfall=6.46"

Runoff Area=33.290 ac

Runoff Volume=0.355 af

Runoff Depth=0.13"

Flow Length=2,447'

Tc=110.8 min

CN=30

0.52 cfs
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Summary for Subcatchment 2S: Subcat 2

Runoff = 0.08 cfs @ 16.54 hrs,  Volume= 0.057 af,  Depth= 0.13"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs
Type III 24-hr  25yr Rainfall=6.46"

Area (ac) CN Description

5.380 30 Woods, Good, HSG A

5.380 100.00% Pervious Area

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

86.2 122 0.0040 0.02 Sheet Flow, A-B
Woods: Dense underbrush   n= 0.800   P2= 3.00"

13.5 202 0.0100 0.25 Shallow Concentrated Flow, B-C
Forest w/Heavy Litter   Kv= 2.5 fps

1.8 165 0.3640 1.51 Shallow Concentrated Flow, C-D
Forest w/Heavy Litter   Kv= 2.5 fps

101.5 489 Total

Subcatchment 2S: Subcat 2

Runoff

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420
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)
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0.085

0.08

0.075

0.07

0.065

0.06

0.055

0.05

0.045

0.04

0.035

0.03

0.025

0.02

0.015
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0.005

0

Type III 24-hr

25yr Rainfall=6.46"

Runoff Area=5.380 ac

Runoff Volume=0.057 af

Runoff Depth=0.13"

Flow Length=489'

Tc=101.5 min

CN=30

0.08 cfs
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Summary for Link SP-1: Study Point #1

Inflow Area = 33.290 ac, 0.72% Impervious,  Inflow Depth = 0.13"    for  25yr event
Inflow = 0.52 cfs @ 16.63 hrs,  Volume= 0.355 af
Primary = 0.52 cfs @ 16.63 hrs,  Volume= 0.355 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs

Link SP-1: Study Point #1

Inflow
Primary

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420
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Inflow Area=33.290 ac
0.52 cfs

0.52 cfs
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Summary for Link SP-2: Study Point #2

Inflow Area = 5.380 ac, 0.00% Impervious,  Inflow Depth = 0.13"    for  25yr event
Inflow = 0.08 cfs @ 16.54 hrs,  Volume= 0.057 af
Primary = 0.08 cfs @ 16.54 hrs,  Volume= 0.057 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs

Link SP-2: Study Point #2

Inflow
Primary

Hydrograph

Time  (hours)
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Inflow Area=5.380 ac
0.08 cfs

0.08 cfs
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Summary for Subcatchment 1S: Subcat 1

Runoff = 2.44 cfs @ 14.41 hrs,  Volume= 1.386 af,  Depth= 0.50"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs
Type III 24-hr  100yr Rainfall=8.34"

Area (ac) CN Description

33.050 30 Woods, Good, HSG A
0.240 98 Paved parking, HSG A

33.290 30 Weighted Average
33.050 99.28% Pervious Area
0.240 0.72% Impervious Area

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

47.0 64 0.0050 0.02 Sheet Flow, A-B
Woods: Dense underbrush   n= 0.800   P2= 3.00"

44.3 515 0.0060 0.19 Shallow Concentrated Flow, B-C
Forest w/Heavy Litter   Kv= 2.5 fps

16.0 423 0.0310 0.44 Shallow Concentrated Flow, C-D
Forest w/Heavy Litter   Kv= 2.5 fps

3.5 1,445 0.0340 6.85 44.55 Channel Flow, D-E
Area= 6.5 sf  Perim= 10.0'  r= 0.65'
n= 0.030  Earth, grassed & winding

110.8 2,447 Total

Subcatchment 1S: Subcat 1

Runoff

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420
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w
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0

Type III 24-hr

100yr Rainfall=8.34"

Runoff Area=33.290 ac

Runoff Volume=1.386 af

Runoff Depth=0.50"

Flow Length=2,447'

Tc=110.8 min

CN=30

2.44 cfs
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Summary for Subcatchment 2S: Subcat 2

Runoff = 0.40 cfs @ 14.19 hrs,  Volume= 0.224 af,  Depth= 0.50"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs
Type III 24-hr  100yr Rainfall=8.34"

Area (ac) CN Description

5.380 30 Woods, Good, HSG A

5.380 100.00% Pervious Area

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

86.2 122 0.0040 0.02 Sheet Flow, A-B
Woods: Dense underbrush   n= 0.800   P2= 3.00"

13.5 202 0.0100 0.25 Shallow Concentrated Flow, B-C
Forest w/Heavy Litter   Kv= 2.5 fps

1.8 165 0.3640 1.51 Shallow Concentrated Flow, C-D
Forest w/Heavy Litter   Kv= 2.5 fps

101.5 489 Total

Subcatchment 2S: Subcat 2

Runoff

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420
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0

Type III 24-hr

100yr Rainfall=8.34"

Runoff Area=5.380 ac

Runoff Volume=0.224 af

Runoff Depth=0.50"

Flow Length=489'

Tc=101.5 min

CN=30

0.40 cfs
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Summary for Link SP-1: Study Point #1

Inflow Area = 33.290 ac, 0.72% Impervious,  Inflow Depth = 0.50"    for  100yr event
Inflow = 2.44 cfs @ 14.41 hrs,  Volume= 1.386 af
Primary = 2.44 cfs @ 14.41 hrs,  Volume= 1.386 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs

Link SP-1: Study Point #1

Inflow
Primary

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420
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Inflow Area=33.290 ac
2.44 cfs

2.44 cfs
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Summary for Link SP-2: Study Point #2

Inflow Area = 5.380 ac, 0.00% Impervious,  Inflow Depth = 0.50"    for  100yr event
Inflow = 0.40 cfs @ 14.19 hrs,  Volume= 0.224 af
Primary = 0.40 cfs @ 14.19 hrs,  Volume= 0.224 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs

Link SP-2: Study Point #2

Inflow
Primary

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420
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0.4

0.38
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0.32

0.3
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0.26

0.24

0.22

0.2

0.18

0.16

0.14

0.12

0.1

0.08

0.06

0.04

0.02

0

Inflow Area=5.380 ac
0.40 cfs

0.40 cfs
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Summary for Subcatchment 1S: Subcat 1

Runoff = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af,  Depth= 0.00"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs
Type III 24-hr  2yr Rainfall=3.29"

Area (ac) CN Description

26.460 30 Woods, Good, HSG A
0.150 98 Paved parking, HSG A

26.610 30 Weighted Average
26.460 99.44% Pervious Area
0.150 0.56% Impervious Area

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

47.0 64 0.0050 0.02 Sheet Flow, A-B
Woods: Dense underbrush   n= 0.800   P2= 3.00"

44.3 515 0.0060 0.19 Shallow Concentrated Flow, B-C
Forest w/Heavy Litter   Kv= 2.5 fps

16.0 423 0.0310 0.44 Shallow Concentrated Flow, C-D
Forest w/Heavy Litter   Kv= 2.5 fps

3.5 1,445 0.0340 6.85 44.55 Channel Flow, D-E
Area= 6.5 sf  Perim= 10.0'  r= 0.65'
n= 0.030  Earth, grassed & winding

110.8 2,447 Total

Subcatchment 1S: Subcat 1

Runoff

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420

F
lo

w
  

(c
fs

)

1

0

Type III 24-hr

2yr Rainfall=3.29"

Runoff Area=26.610 ac

Runoff Volume=0.000 af

Runoff Depth=0.00"

Flow Length=2,447'

Tc=110.8 min

CN=30

0.00 cfs
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Summary for Subcatchment 2S: Subcat 2

Runoff = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af,  Depth= 0.00"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs
Type III 24-hr  2yr Rainfall=3.29"

Area (ac) CN Description

5.380 30 Woods, Good, HSG A

5.380 100.00% Pervious Area

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

86.2 122 0.0040 0.02 Sheet Flow, A-B
Woods: Dense underbrush   n= 0.800   P2= 3.00"

13.5 202 0.0100 0.25 Shallow Concentrated Flow, B-C
Forest w/Heavy Litter   Kv= 2.5 fps

1.8 165 0.3640 1.51 Shallow Concentrated Flow, C-D
Forest w/Heavy Litter   Kv= 2.5 fps

101.5 489 Total

Subcatchment 2S: Subcat 2

Runoff

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420
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lo

w
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1

0

Type III 24-hr

2yr Rainfall=3.29"

Runoff Area=5.380 ac

Runoff Volume=0.000 af

Runoff Depth=0.00"

Flow Length=489'

Tc=101.5 min

CN=30

0.00 cfs
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Summary for Subcatchment 3S: Subcat 3

Runoff = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af,  Depth= 0.00"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs
Type III 24-hr  2yr Rainfall=3.29"

Area (ac) CN Description

5.240 30 Woods, Good, HSG A
0.280 98 Paved parking, HSG A
0.330 39 >75% Grass cover, Good, HSG A

5.850 34 Weighted Average
5.570 95.21% Pervious Area
0.280 4.79% Impervious Area

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

32.5 54 0.0090 0.03 Sheet Flow, A-B
Woods: Dense underbrush   n= 0.800   P2= 3.00"

11.7 147 0.0070 0.21 Shallow Concentrated Flow, B-C
Forest w/Heavy Litter   Kv= 2.5 fps

1.4 406 0.0110 4.69 28.13 Channel Flow, C-D
Area= 6.0 sf  Perim= 7.0'  r= 0.86'
n= 0.030  Earth, dense weeds

45.6 607 Total

Subcatchment 3S: Subcat 3

Runoff

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420
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w
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0

Type III 24-hr

2yr Rainfall=3.29"

Runoff Area=5.850 ac

Runoff Volume=0.000 af

Runoff Depth=0.00"

Flow Length=607'

Tc=45.6 min

CN=34

0.00 cfs



Type III 24-hr  2yr Rainfall=3.29"16007-POST
  Printed  9/28/2016Prepared by Nonesuch River Engineering, LLC

Page 5HydroCAD® 10.00-18  s/n 09546  © 2016 HydroCAD Software Solutions LLC

Summary for Subcatchment 4S: Subcat 4

Runoff = 0.10 cfs @ 12.26 hrs,  Volume= 0.019 af,  Depth= 0.28"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs
Type III 24-hr  2yr Rainfall=3.29"

Area (ac) CN Description

0.610 39 >75% Grass cover, Good, HSG A
0.220 98 Paved parking, HSG A

0.830 55 Weighted Average
0.610 73.49% Pervious Area
0.220 26.51% Impervious Area

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

0.5 35 0.0200 1.08 Sheet Flow, A-B
Smooth surfaces   n= 0.011   P2= 3.00"

1.7 439 0.0090 4.24 25.44 Channel Flow, B-C
Area= 6.0 sf  Perim= 7.0'  r= 0.86'
n= 0.030  Earth, dense weeds

2.2 474 Total

Subcatchment 4S: Subcat 4

Runoff

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420
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0.03

0.025

0.02

0.015

0.01
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0

Type III 24-hr

2yr Rainfall=3.29"

Runoff Area=0.830 ac

Runoff Volume=0.019 af

Runoff Depth=0.28"

Flow Length=474'

Tc=2.2 min

CN=55

0.10 cfs
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Summary for Pond C-1: Culvert 1

Inflow Area = 5.850 ac, 4.79% Impervious,  Inflow Depth = 0.00"    for  2yr event
Inflow = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af
Outflow = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af,  Atten= 0%,  Lag= 0.0 min
Primary = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af

Routing by Stor-Ind method, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs
Peak Elev= 198.50' @ 0.00 hrs

Device Routing     Invert Outlet Devices

#1 Primary 198.50' 12.0"  Round Culvert   L= 56.0'   CPP, projecting, no headwall,  Ke= 0.900   
Inlet / Outlet Invert= 198.50' / 198.00'   S= 0.0089 '/'   Cc= 0.900   n= 0.012,  Flow Area= 0.79 sf   

Primary OutFlow  Max=0.00 cfs @ 0.00 hrs  HW=198.50'   (Free Discharge)
1=Culvert  ( Controls 0.00 cfs)

Pond C-1: Culvert 1

Inflow
Primary

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420

F
lo

w
  

(c
fs

)

1

0

Inflow Area=5.850 ac

Peak Elev=198.50'

12.0"

Round Culvert

n=0.012

L=56.0'

S=0.0089 '/'

0.00 cfs

0.00 cfs
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Summary for Pond P-1: Detention Pond

Inflow Area = 6.680 ac, 7.49% Impervious,  Inflow Depth = 0.03"    for  2yr event
Inflow = 0.10 cfs @ 12.26 hrs,  Volume= 0.019 af
Outflow = 0.02 cfs @ 16.58 hrs,  Volume= 0.018 af,  Atten= 84%,  Lag= 259.2 min
Primary = 0.02 cfs @ 16.58 hrs,  Volume= 0.018 af

Routing by Stor-Ind method, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs
Peak Elev= 195.11' @ 16.58 hrs   Surf.Area= 3,484 sf   Storage= 370 cf

Plug-Flow detention time= 416.5 min calculated for 0.018 af (94% of inflow)
Center-of-Mass det. time= 390.2 min ( 1,336.4 - 946.2 )

Volume Invert Avail.Storage Storage Description

#1 195.00' 26,995 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)

195.00 3,406 0 0
196.00 4,135 3,771 3,771
197.00 4,921 4,528 8,299
198.00 5,764 5,343 13,641
199.00 6,663 6,214 19,855
200.00 7,618 7,141 26,995

Device Routing     Invert Outlet Devices

#1 Primary 195.00' 2.0" Vert. Orifice/Grate    C= 0.600   
#2 Device 1 195.00' 12.0"  Round Culvert   L= 45.0'   CPP, square edge headwall,  Ke= 0.500   

Inlet / Outlet Invert= 195.00' / 193.80'   S= 0.0267 '/'   Cc= 0.900   n= 0.012,  Flow Area= 0.79 sf   

Primary OutFlow  Max=0.02 cfs @ 16.58 hrs  HW=195.11'   (Free Discharge)
1=Orifice/Grate  (Orifice Controls 0.02 cfs @ 1.12 fps)

2=Culvert  (Passes 0.02 cfs of 0.02 cfs potential flow)
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Pond P-1: Detention Pond

Inflow
Primary

Hydrograph

Time  (hours)
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Inflow Area=6.680 ac

Peak Elev=195.11'

Storage=370 cf

0.10 cfs

0.02 cfs
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Summary for Link SP-1: Study Point #1

Inflow Area = 33.290 ac, 1.95% Impervious,  Inflow Depth > 0.01"    for  2yr event
Inflow = 0.02 cfs @ 16.58 hrs,  Volume= 0.018 af
Primary = 0.02 cfs @ 16.58 hrs,  Volume= 0.018 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs

Link SP-1: Study Point #1

Inflow
Primary

Hydrograph

Time  (hours)
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Inflow Area=33.290 ac
0.02 cfs

0.02 cfs
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Summary for Link SP-2: Study Point #2

Inflow Area = 5.380 ac, 0.00% Impervious,  Inflow Depth = 0.00"    for  2yr event
Inflow = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af
Primary = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs

Link SP-2: Study Point #2

Inflow
Primary

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420
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Inflow Area=5.380 ac

0.00 cfs

0.00 cfs
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Summary for Subcatchment 1S: Subcat 1

Runoff = 0.06 cfs @ 24.00 hrs,  Volume= 0.032 af,  Depth= 0.01"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs
Type III 24-hr  10yr Rainfall=5.25"

Area (ac) CN Description

26.460 30 Woods, Good, HSG A
0.150 98 Paved parking, HSG A

26.610 30 Weighted Average
26.460 99.44% Pervious Area
0.150 0.56% Impervious Area

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

47.0 64 0.0050 0.02 Sheet Flow, A-B
Woods: Dense underbrush   n= 0.800   P2= 3.00"

44.3 515 0.0060 0.19 Shallow Concentrated Flow, B-C
Forest w/Heavy Litter   Kv= 2.5 fps

16.0 423 0.0310 0.44 Shallow Concentrated Flow, C-D
Forest w/Heavy Litter   Kv= 2.5 fps

3.5 1,445 0.0340 6.85 44.55 Channel Flow, D-E
Area= 6.5 sf  Perim= 10.0'  r= 0.65'
n= 0.030  Earth, grassed & winding

110.8 2,447 Total

Subcatchment 1S: Subcat 1

Runoff

Hydrograph

Time  (hours)
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Type III 24-hr

10yr Rainfall=5.25"

Runoff Area=26.610 ac

Runoff Volume=0.032 af

Runoff Depth=0.01"

Flow Length=2,447'

Tc=110.8 min

CN=30

0.06 cfs
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Summary for Subcatchment 2S: Subcat 2

Runoff = 0.01 cfs @ 23.80 hrs,  Volume= 0.006 af,  Depth= 0.01"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs
Type III 24-hr  10yr Rainfall=5.25"

Area (ac) CN Description

5.380 30 Woods, Good, HSG A

5.380 100.00% Pervious Area

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

86.2 122 0.0040 0.02 Sheet Flow, A-B
Woods: Dense underbrush   n= 0.800   P2= 3.00"

13.5 202 0.0100 0.25 Shallow Concentrated Flow, B-C
Forest w/Heavy Litter   Kv= 2.5 fps

1.8 165 0.3640 1.51 Shallow Concentrated Flow, C-D
Forest w/Heavy Litter   Kv= 2.5 fps

101.5 489 Total

Subcatchment 2S: Subcat 2

Runoff

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420
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0.004

0.003

0.002

0.001

0

Type III 24-hr

10yr Rainfall=5.25"

Runoff Area=5.380 ac

Runoff Volume=0.006 af

Runoff Depth=0.01"

Flow Length=489'

Tc=101.5 min

CN=30

0.01 cfs
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Summary for Subcatchment 3S: Subcat 3

Runoff = 0.07 cfs @ 15.75 hrs,  Volume= 0.044 af,  Depth= 0.09"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs
Type III 24-hr  10yr Rainfall=5.25"

Area (ac) CN Description

5.240 30 Woods, Good, HSG A
0.280 98 Paved parking, HSG A
0.330 39 >75% Grass cover, Good, HSG A

5.850 34 Weighted Average
5.570 95.21% Pervious Area
0.280 4.79% Impervious Area

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

32.5 54 0.0090 0.03 Sheet Flow, A-B
Woods: Dense underbrush   n= 0.800   P2= 3.00"

11.7 147 0.0070 0.21 Shallow Concentrated Flow, B-C
Forest w/Heavy Litter   Kv= 2.5 fps

1.4 406 0.0110 4.69 28.13 Channel Flow, C-D
Area= 6.0 sf  Perim= 7.0'  r= 0.86'
n= 0.030  Earth, dense weeds

45.6 607 Total

Subcatchment 3S: Subcat 3

Runoff

Hydrograph

Time  (hours)
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Type III 24-hr

10yr Rainfall=5.25"

Runoff Area=5.850 ac

Runoff Volume=0.044 af

Runoff Depth=0.09"

Flow Length=607'

Tc=45.6 min

CN=34

0.07 cfs
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Summary for Subcatchment 4S: Subcat 4

Runoff = 1.00 cfs @ 12.05 hrs,  Volume= 0.077 af,  Depth= 1.11"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs
Type III 24-hr  10yr Rainfall=5.25"

Area (ac) CN Description

0.610 39 >75% Grass cover, Good, HSG A
0.220 98 Paved parking, HSG A

0.830 55 Weighted Average
0.610 73.49% Pervious Area
0.220 26.51% Impervious Area

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

0.5 35 0.0200 1.08 Sheet Flow, A-B
Smooth surfaces   n= 0.011   P2= 3.00"

1.7 439 0.0090 4.24 25.44 Channel Flow, B-C
Area= 6.0 sf  Perim= 7.0'  r= 0.86'
n= 0.030  Earth, dense weeds

2.2 474 Total

Subcatchment 4S: Subcat 4

Runoff

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420
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0

Type III 24-hr

10yr Rainfall=5.25"

Runoff Area=0.830 ac

Runoff Volume=0.077 af

Runoff Depth=1.11"

Flow Length=474'

Tc=2.2 min

CN=55

1.00 cfs
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Summary for Pond C-1: Culvert 1

Inflow Area = 5.850 ac, 4.79% Impervious,  Inflow Depth = 0.09"    for  10yr event
Inflow = 0.07 cfs @ 15.75 hrs,  Volume= 0.044 af
Outflow = 0.07 cfs @ 15.75 hrs,  Volume= 0.044 af,  Atten= 0%,  Lag= 0.0 min
Primary = 0.07 cfs @ 15.75 hrs,  Volume= 0.044 af

Routing by Stor-Ind method, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs
Peak Elev= 198.64' @ 15.75 hrs

Device Routing     Invert Outlet Devices

#1 Primary 198.50' 12.0"  Round Culvert   L= 56.0'   CPP, projecting, no headwall,  Ke= 0.900   
Inlet / Outlet Invert= 198.50' / 198.00'   S= 0.0089 '/'   Cc= 0.900   n= 0.012,  Flow Area= 0.79 sf   

Primary OutFlow  Max=0.07 cfs @ 15.75 hrs  HW=198.64'   (Free Discharge)
1=Culvert  (Inlet Controls 0.07 cfs @ 1.01 fps)

Pond C-1: Culvert 1
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Summary for Pond P-1: Detention Pond

Inflow Area = 6.680 ac, 7.49% Impervious,  Inflow Depth = 0.22"    for  10yr event
Inflow = 1.00 cfs @ 12.05 hrs,  Volume= 0.120 af
Outflow = 0.08 cfs @ 19.31 hrs,  Volume= 0.118 af,  Atten= 92%,  Lag= 435.6 min
Primary = 0.08 cfs @ 19.31 hrs,  Volume= 0.118 af

Routing by Stor-Ind method, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs
Peak Elev= 195.62' @ 19.31 hrs   Surf.Area= 3,859 sf   Storage= 2,257 cf

Plug-Flow detention time= 413.3 min calculated for 0.118 af (98% of inflow)
Center-of-Mass det. time= 402.7 min ( 1,374.4 - 971.7 )

Volume Invert Avail.Storage Storage Description

#1 195.00' 26,995 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)

195.00 3,406 0 0
196.00 4,135 3,771 3,771
197.00 4,921 4,528 8,299
198.00 5,764 5,343 13,641
199.00 6,663 6,214 19,855
200.00 7,618 7,141 26,995

Device Routing     Invert Outlet Devices

#1 Primary 195.00' 2.0" Vert. Orifice/Grate    C= 0.600   
#2 Device 1 195.00' 12.0"  Round Culvert   L= 45.0'   CPP, square edge headwall,  Ke= 0.500   

Inlet / Outlet Invert= 195.00' / 193.80'   S= 0.0267 '/'   Cc= 0.900   n= 0.012,  Flow Area= 0.79 sf   

Primary OutFlow  Max=0.08 cfs @ 19.31 hrs  HW=195.62'   (Free Discharge)
1=Orifice/Grate  (Orifice Controls 0.08 cfs @ 3.53 fps)

2=Culvert  (Passes 0.08 cfs of 1.36 cfs potential flow)
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Pond P-1: Detention Pond
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Summary for Link SP-1: Study Point #1

Inflow Area = 33.290 ac, 1.95% Impervious,  Inflow Depth > 0.05"    for  10yr event
Inflow = 0.13 cfs @ 23.50 hrs,  Volume= 0.149 af
Primary = 0.13 cfs @ 23.50 hrs,  Volume= 0.149 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs

Link SP-1: Study Point #1
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Summary for Link SP-2: Study Point #2

Inflow Area = 5.380 ac, 0.00% Impervious,  Inflow Depth = 0.01"    for  10yr event
Inflow = 0.01 cfs @ 23.80 hrs,  Volume= 0.006 af
Primary = 0.01 cfs @ 23.80 hrs,  Volume= 0.006 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs

Link SP-2: Study Point #2
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Summary for Subcatchment 1S: Subcat 1

Runoff = 0.41 cfs @ 16.63 hrs,  Volume= 0.284 af,  Depth= 0.13"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs
Type III 24-hr  25yr Rainfall=6.46"

Area (ac) CN Description

26.460 30 Woods, Good, HSG A
0.150 98 Paved parking, HSG A

26.610 30 Weighted Average
26.460 99.44% Pervious Area
0.150 0.56% Impervious Area

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

47.0 64 0.0050 0.02 Sheet Flow, A-B
Woods: Dense underbrush   n= 0.800   P2= 3.00"

44.3 515 0.0060 0.19 Shallow Concentrated Flow, B-C
Forest w/Heavy Litter   Kv= 2.5 fps

16.0 423 0.0310 0.44 Shallow Concentrated Flow, C-D
Forest w/Heavy Litter   Kv= 2.5 fps

3.5 1,445 0.0340 6.85 44.55 Channel Flow, D-E
Area= 6.5 sf  Perim= 10.0'  r= 0.65'
n= 0.030  Earth, grassed & winding

110.8 2,447 Total

Subcatchment 1S: Subcat 1
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Type III 24-hr

25yr Rainfall=6.46"

Runoff Area=26.610 ac

Runoff Volume=0.284 af

Runoff Depth=0.13"

Flow Length=2,447'

Tc=110.8 min

CN=30

0.41 cfs
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Summary for Subcatchment 2S: Subcat 2

Runoff = 0.08 cfs @ 16.54 hrs,  Volume= 0.057 af,  Depth= 0.13"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs
Type III 24-hr  25yr Rainfall=6.46"

Area (ac) CN Description

5.380 30 Woods, Good, HSG A

5.380 100.00% Pervious Area

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

86.2 122 0.0040 0.02 Sheet Flow, A-B
Woods: Dense underbrush   n= 0.800   P2= 3.00"

13.5 202 0.0100 0.25 Shallow Concentrated Flow, B-C
Forest w/Heavy Litter   Kv= 2.5 fps

1.8 165 0.3640 1.51 Shallow Concentrated Flow, C-D
Forest w/Heavy Litter   Kv= 2.5 fps

101.5 489 Total

Subcatchment 2S: Subcat 2
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Type III 24-hr

25yr Rainfall=6.46"

Runoff Area=5.380 ac

Runoff Volume=0.057 af

Runoff Depth=0.13"

Flow Length=489'

Tc=101.5 min

CN=30

0.08 cfs
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Summary for Subcatchment 3S: Subcat 3

Runoff = 0.27 cfs @ 13.29 hrs,  Volume= 0.147 af,  Depth= 0.30"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs
Type III 24-hr  25yr Rainfall=6.46"

Area (ac) CN Description

5.240 30 Woods, Good, HSG A
0.280 98 Paved parking, HSG A
0.330 39 >75% Grass cover, Good, HSG A

5.850 34 Weighted Average
5.570 95.21% Pervious Area
0.280 4.79% Impervious Area

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

32.5 54 0.0090 0.03 Sheet Flow, A-B
Woods: Dense underbrush   n= 0.800   P2= 3.00"

11.7 147 0.0070 0.21 Shallow Concentrated Flow, B-C
Forest w/Heavy Litter   Kv= 2.5 fps

1.4 406 0.0110 4.69 28.13 Channel Flow, C-D
Area= 6.0 sf  Perim= 7.0'  r= 0.86'
n= 0.030  Earth, dense weeds

45.6 607 Total

Subcatchment 3S: Subcat 3

Runoff

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420

F
lo

w
  

(c
fs

)

0.3

0.28

0.26

0.24

0.22

0.2

0.18

0.16

0.14

0.12

0.1

0.08

0.06

0.04

0.02

0

Type III 24-hr

25yr Rainfall=6.46"

Runoff Area=5.850 ac

Runoff Volume=0.147 af

Runoff Depth=0.30"

Flow Length=607'

Tc=45.6 min

CN=34

0.27 cfs
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Summary for Subcatchment 4S: Subcat 4

Runoff = 1.77 cfs @ 12.05 hrs,  Volume= 0.124 af,  Depth= 1.79"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs
Type III 24-hr  25yr Rainfall=6.46"

Area (ac) CN Description

0.610 39 >75% Grass cover, Good, HSG A
0.220 98 Paved parking, HSG A

0.830 55 Weighted Average
0.610 73.49% Pervious Area
0.220 26.51% Impervious Area

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

0.5 35 0.0200 1.08 Sheet Flow, A-B
Smooth surfaces   n= 0.011   P2= 3.00"

1.7 439 0.0090 4.24 25.44 Channel Flow, B-C
Area= 6.0 sf  Perim= 7.0'  r= 0.86'
n= 0.030  Earth, dense weeds

2.2 474 Total

Subcatchment 4S: Subcat 4
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Type III 24-hr

25yr Rainfall=6.46"

Runoff Area=0.830 ac

Runoff Volume=0.124 af

Runoff Depth=1.79"

Flow Length=474'

Tc=2.2 min

CN=55

1.77 cfs
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Summary for Pond C-1: Culvert 1

Inflow Area = 5.850 ac, 4.79% Impervious,  Inflow Depth = 0.30"    for  25yr event
Inflow = 0.27 cfs @ 13.29 hrs,  Volume= 0.147 af
Outflow = 0.27 cfs @ 13.29 hrs,  Volume= 0.147 af,  Atten= 0%,  Lag= 0.0 min
Primary = 0.27 cfs @ 13.29 hrs,  Volume= 0.147 af

Routing by Stor-Ind method, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs
Peak Elev= 198.79' @ 13.29 hrs

Device Routing     Invert Outlet Devices

#1 Primary 198.50' 12.0"  Round Culvert   L= 56.0'   CPP, projecting, no headwall,  Ke= 0.900   
Inlet / Outlet Invert= 198.50' / 198.00'   S= 0.0089 '/'   Cc= 0.900   n= 0.012,  Flow Area= 0.79 sf   

Primary OutFlow  Max=0.27 cfs @ 13.29 hrs  HW=198.79'   (Free Discharge)
1=Culvert  (Inlet Controls 0.27 cfs @ 1.45 fps)

Pond C-1: Culvert 1
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Summary for Pond P-1: Detention Pond

Inflow Area = 6.680 ac, 7.49% Impervious,  Inflow Depth = 0.49"    for  25yr event
Inflow = 1.77 cfs @ 12.05 hrs,  Volume= 0.271 af
Outflow = 0.13 cfs @ 21.51 hrs,  Volume= 0.264 af,  Atten= 93%,  Lag= 567.7 min
Primary = 0.13 cfs @ 21.51 hrs,  Volume= 0.264 af

Routing by Stor-Ind method, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs
Peak Elev= 196.64' @ 21.51 hrs   Surf.Area= 4,638 sf   Storage= 6,578 cf

Plug-Flow detention time= 631.7 min calculated for 0.264 af (97% of inflow)
Center-of-Mass det. time= 619.5 min ( 1,577.6 - 958.1 )

Volume Invert Avail.Storage Storage Description

#1 195.00' 26,995 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)

195.00 3,406 0 0
196.00 4,135 3,771 3,771
197.00 4,921 4,528 8,299
198.00 5,764 5,343 13,641
199.00 6,663 6,214 19,855
200.00 7,618 7,141 26,995

Device Routing     Invert Outlet Devices

#1 Primary 195.00' 2.0" Vert. Orifice/Grate    C= 0.600   
#2 Device 1 195.00' 12.0"  Round Culvert   L= 45.0'   CPP, square edge headwall,  Ke= 0.500   

Inlet / Outlet Invert= 195.00' / 193.80'   S= 0.0267 '/'   Cc= 0.900   n= 0.012,  Flow Area= 0.79 sf   

Primary OutFlow  Max=0.13 cfs @ 21.51 hrs  HW=196.64'   (Free Discharge)
1=Orifice/Grate  (Orifice Controls 0.13 cfs @ 6.01 fps)

2=Culvert  (Passes 0.13 cfs of 4.04 cfs potential flow)
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Pond P-1: Detention Pond
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Summary for Link SP-1: Study Point #1

Inflow Area = 33.290 ac, 1.95% Impervious,  Inflow Depth > 0.20"    for  25yr event
Inflow = 0.54 cfs @ 16.65 hrs,  Volume= 0.548 af
Primary = 0.54 cfs @ 16.65 hrs,  Volume= 0.548 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs

Link SP-1: Study Point #1
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Summary for Link SP-2: Study Point #2

Inflow Area = 5.380 ac, 0.00% Impervious,  Inflow Depth = 0.13"    for  25yr event
Inflow = 0.08 cfs @ 16.54 hrs,  Volume= 0.057 af
Primary = 0.08 cfs @ 16.54 hrs,  Volume= 0.057 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs

Link SP-2: Study Point #2
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Summary for Subcatchment 1S: Subcat 1

Runoff = 1.95 cfs @ 14.41 hrs,  Volume= 1.108 af,  Depth= 0.50"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs
Type III 24-hr  100yr Rainfall=8.34"

Area (ac) CN Description

26.460 30 Woods, Good, HSG A
0.150 98 Paved parking, HSG A

26.610 30 Weighted Average
26.460 99.44% Pervious Area
0.150 0.56% Impervious Area

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

47.0 64 0.0050 0.02 Sheet Flow, A-B
Woods: Dense underbrush   n= 0.800   P2= 3.00"

44.3 515 0.0060 0.19 Shallow Concentrated Flow, B-C
Forest w/Heavy Litter   Kv= 2.5 fps

16.0 423 0.0310 0.44 Shallow Concentrated Flow, C-D
Forest w/Heavy Litter   Kv= 2.5 fps

3.5 1,445 0.0340 6.85 44.55 Channel Flow, D-E
Area= 6.5 sf  Perim= 10.0'  r= 0.65'
n= 0.030  Earth, grassed & winding

110.8 2,447 Total

Subcatchment 1S: Subcat 1
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Type III 24-hr

100yr Rainfall=8.34"

Runoff Area=26.610 ac

Runoff Volume=1.108 af

Runoff Depth=0.50"

Flow Length=2,447'

Tc=110.8 min

CN=30

1.95 cfs
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Summary for Subcatchment 2S: Subcat 2

Runoff = 0.40 cfs @ 14.19 hrs,  Volume= 0.224 af,  Depth= 0.50"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs
Type III 24-hr  100yr Rainfall=8.34"

Area (ac) CN Description

5.380 30 Woods, Good, HSG A

5.380 100.00% Pervious Area

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

86.2 122 0.0040 0.02 Sheet Flow, A-B
Woods: Dense underbrush   n= 0.800   P2= 3.00"

13.5 202 0.0100 0.25 Shallow Concentrated Flow, B-C
Forest w/Heavy Litter   Kv= 2.5 fps

1.8 165 0.3640 1.51 Shallow Concentrated Flow, C-D
Forest w/Heavy Litter   Kv= 2.5 fps

101.5 489 Total

Subcatchment 2S: Subcat 2
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Type III 24-hr

100yr Rainfall=8.34"

Runoff Area=5.380 ac

Runoff Volume=0.224 af

Runoff Depth=0.50"

Flow Length=489'

Tc=101.5 min

CN=30

0.40 cfs
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Summary for Subcatchment 3S: Subcat 3

Runoff = 1.45 cfs @ 12.87 hrs,  Volume= 0.406 af,  Depth= 0.83"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs
Type III 24-hr  100yr Rainfall=8.34"

Area (ac) CN Description

5.240 30 Woods, Good, HSG A
0.280 98 Paved parking, HSG A
0.330 39 >75% Grass cover, Good, HSG A

5.850 34 Weighted Average
5.570 95.21% Pervious Area
0.280 4.79% Impervious Area

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

32.5 54 0.0090 0.03 Sheet Flow, A-B
Woods: Dense underbrush   n= 0.800   P2= 3.00"

11.7 147 0.0070 0.21 Shallow Concentrated Flow, B-C
Forest w/Heavy Litter   Kv= 2.5 fps

1.4 406 0.0110 4.69 28.13 Channel Flow, C-D
Area= 6.0 sf  Perim= 7.0'  r= 0.86'
n= 0.030  Earth, dense weeds

45.6 607 Total

Subcatchment 3S: Subcat 3

Runoff

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420
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Type III 24-hr

100yr Rainfall=8.34"

Runoff Area=5.850 ac

Runoff Volume=0.406 af

Runoff Depth=0.83"

Flow Length=607'

Tc=45.6 min

CN=34

1.45 cfs
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Summary for Subcatchment 4S: Subcat 4

Runoff = 3.14 cfs @ 12.05 hrs,  Volume= 0.209 af,  Depth= 3.02"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs
Type III 24-hr  100yr Rainfall=8.34"

Area (ac) CN Description

0.610 39 >75% Grass cover, Good, HSG A
0.220 98 Paved parking, HSG A

0.830 55 Weighted Average
0.610 73.49% Pervious Area
0.220 26.51% Impervious Area

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

0.5 35 0.0200 1.08 Sheet Flow, A-B
Smooth surfaces   n= 0.011   P2= 3.00"

1.7 439 0.0090 4.24 25.44 Channel Flow, B-C
Area= 6.0 sf  Perim= 7.0'  r= 0.86'
n= 0.030  Earth, dense weeds

2.2 474 Total

Subcatchment 4S: Subcat 4

Runoff

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420
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Type III 24-hr

100yr Rainfall=8.34"

Runoff Area=0.830 ac

Runoff Volume=0.209 af

Runoff Depth=3.02"

Flow Length=474'

Tc=2.2 min

CN=55

3.14 cfs
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Summary for Pond C-1: Culvert 1

Inflow Area = 5.850 ac, 4.79% Impervious,  Inflow Depth = 0.83"    for  100yr event
Inflow = 1.45 cfs @ 12.87 hrs,  Volume= 0.406 af
Outflow = 1.45 cfs @ 12.87 hrs,  Volume= 0.406 af,  Atten= 0%,  Lag= 0.0 min
Primary = 1.45 cfs @ 12.87 hrs,  Volume= 0.406 af

Routing by Stor-Ind method, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs
Peak Elev= 199.24' @ 12.87 hrs

Device Routing     Invert Outlet Devices

#1 Primary 198.50' 12.0"  Round Culvert   L= 56.0'   CPP, projecting, no headwall,  Ke= 0.900   
Inlet / Outlet Invert= 198.50' / 198.00'   S= 0.0089 '/'   Cc= 0.900   n= 0.012,  Flow Area= 0.79 sf   

Primary OutFlow  Max=1.45 cfs @ 12.87 hrs  HW=199.24'   (Free Discharge)
1=Culvert  (Inlet Controls 1.45 cfs @ 2.32 fps)

Pond C-1: Culvert 1

Inflow
Primary

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420
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Inflow Area=5.850 ac

Peak Elev=199.24'

12.0"

Round Culvert

n=0.012

L=56.0'

S=0.0089 '/'

1.45 cfs

1.45 cfs
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Summary for Pond P-1: Detention Pond

Inflow Area = 6.680 ac, 7.49% Impervious,  Inflow Depth = 1.10"    for  100yr event
Inflow = 3.14 cfs @ 12.05 hrs,  Volume= 0.615 af
Outflow = 0.20 cfs @ 23.68 hrs,  Volume= 0.504 af,  Atten= 94%,  Lag= 698.1 min
Primary = 0.20 cfs @ 23.68 hrs,  Volume= 0.504 af

Routing by Stor-Ind method, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs
Peak Elev= 198.78' @ 23.68 hrs   Surf.Area= 6,466 sf   Storage= 18,413 cf

Plug-Flow detention time= 879.4 min calculated for 0.503 af (82% of inflow)
Center-of-Mass det. time= 800.8 min ( 1,733.4 - 932.6 )

Volume Invert Avail.Storage Storage Description

#1 195.00' 26,995 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)

195.00 3,406 0 0
196.00 4,135 3,771 3,771
197.00 4,921 4,528 8,299
198.00 5,764 5,343 13,641
199.00 6,663 6,214 19,855
200.00 7,618 7,141 26,995

Device Routing     Invert Outlet Devices

#1 Primary 195.00' 2.0" Vert. Orifice/Grate    C= 0.600   
#2 Device 1 195.00' 12.0"  Round Culvert   L= 45.0'   CPP, square edge headwall,  Ke= 0.500   

Inlet / Outlet Invert= 195.00' / 193.80'   S= 0.0267 '/'   Cc= 0.900   n= 0.012,  Flow Area= 0.79 sf   

Primary OutFlow  Max=0.20 cfs @ 23.68 hrs  HW=198.78'   (Free Discharge)
1=Orifice/Grate  (Orifice Controls 0.20 cfs @ 9.26 fps)

2=Culvert  (Passes 0.20 cfs of 6.85 cfs potential flow)
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Pond P-1: Detention Pond

Inflow
Primary

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420
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Inflow Area=6.680 ac

Peak Elev=198.78'

Storage=18,413 cf

3.14 cfs

0.20 cfs
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Summary for Link SP-1: Study Point #1

Inflow Area = 33.290 ac, 1.95% Impervious,  Inflow Depth > 0.58"    for  100yr event
Inflow = 2.12 cfs @ 14.42 hrs,  Volume= 1.612 af
Primary = 2.12 cfs @ 14.42 hrs,  Volume= 1.612 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs

Link SP-1: Study Point #1

Inflow
Primary

Hydrograph

Time  (hours)
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Summary for Link SP-2: Study Point #2

Inflow Area = 5.380 ac, 0.00% Impervious,  Inflow Depth = 0.50"    for  100yr event
Inflow = 0.40 cfs @ 14.19 hrs,  Volume= 0.224 af
Primary = 0.40 cfs @ 14.19 hrs,  Volume= 0.224 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs

Link SP-2: Study Point #2

Inflow
Primary

Hydrograph

Time  (hours)
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Data description 

Data type: Precipitation depth Units: English Time series type: Partial duration

Select location

1) Manually:

a) By location

 Decimal degrees   Degrees, decimal minutes   Degrees, minutes, seconds

Latitude: ____.____°  N Longitude: ____.____°  E Submit

b) By station

Click here for a list of stations used in frequency analysis for ME:
Select station

c) By address

2) Use map:

a) Select location

Move crosshair or double click

b) Click on station icon

 Show stations on map

Location information:
Name: Wells, Town of, Maine, USA
Latitude: 43.3776° N
Longitude: 70.6543° E
Elevation: 201.05 ft **

* Source: ESRI Maps
** Source: USGS

PF tabular   PF graphical   Supplementary information

PDSbased precipitation frequency estimates with 90% confidence intervals (in inches)1

Duration
Average recurrence interval (years)

1 2 5 10 25 50 100 200 500 1000

5min
0.311

(0.235‑0.408)
0.372

(0.282‑0.489)
0.473

(0.356‑0.623)
0.556

(0.417‑0.736)
0.671

(0.490‑0.924)
0.759

(0.545‑1.07)
0.847

(0.594‑1.23)
0.959

(0.641‑1.42)
1.11

(0.715‑1.69)
1.22

(0.772‑1.89)

10min
0.440

(0.333‑0.578)
0.527

(0.399‑0.693)
0.670

(0.505‑0.882)
0.788

(0.591‑1.04)
0.950

(0.694‑1.31)
1.07

(0.772‑1.51)
1.20

(0.842‑1.74)
1.36

(0.908‑2.01)
1.57

(1.01‑2.39)
1.73

(1.09‑2.68)

15min
0.518

(0.392‑0.680)
0.620

(0.469‑0.815)
0.788

(0.594‑1.04)
0.927

(0.695‑1.23)
1.12

(0.817‑1.54)
1.26

(0.909‑1.78)
1.41

(0.991‑2.05)
1.60

(1.07‑2.36)
1.84

(1.19‑2.81)
2.03

(1.29‑3.15)

NOAA ATLAS 14 POINT PRECIPITATION FREQUENCY ESTIMATES: ME



POINT PRECIPITATION FREQUENCY (PF) ESTIMATES
WITH 90% CONFIDENCE INTERVALS AND SUPPLEMENTARY INFORMATION

NOAA Atlas 14, Volume 10, Version 2

 Print page           

Wire Rd, Wells, Town of, Maine, USA

+
–

1km

1mi

Map
 Terrain

http://www.nws.noaa.gov/
http://www.noaa.gov/
http://www.nws.noaa.gov/
http://www.nws.noaa.gov/oh/hdsc/index.html
http://www.nws.noaa.gov/oh/ohd_sitemap.html
http://www.nws.noaa.gov/pa/
http://www.nws.noaa.gov/organization.html
http://www.nws.noaa.gov/oh/hdsc/index.html
http://www.nws.noaa.gov/oh/hdsc/current_projects.html
http://www.nws.noaa.gov/oh/hdsc/FAQ.html
http://www.nws.noaa.gov/oh/hdsc/glossary.html
http://hdsc.nws.noaa.gov/hdsc/pfds/index.html
http://hdsc.nws.noaa.gov/hdsc/pfds/pfds_gis.html
http://hdsc.nws.noaa.gov/hdsc/pfds/pfds_maps.html
http://hdsc.nws.noaa.gov/hdsc/pfds/pfds_temporal.html
http://hdsc.nws.noaa.gov/hdsc/pfds/pfds_series.html
http://hdsc.nws.noaa.gov/hdsc/pfds/pfds_stats.html
http://www.nws.noaa.gov/oh/hdsc/currentpf.htm
http://www.nws.noaa.gov/oh/hdsc/studies/pmp.html
http://www.nws.noaa.gov/oh/hdsc/relevant_publications.html
http://www.nws.noaa.gov/oh/hdsc/aep_storm_analysis/index.html
http://www.nws.noaa.gov/oh/hdsc/record_precip/record_precip.html
http://www.nws.noaa.gov/oh/hdsc/contact.html
http://www.nws.noaa.gov/oh/hdsc/listserver.html
http://www.usa.gov/
ftp://hdsc.nws.noaa.gov/pub/hdsc/data/xlslists/me.xls
http://hdsc.nws.noaa.gov/hdsc/pfds/pfds_printpage.html?lat=43.3776&lon=-70.6543&data=depth&units=english&series=pds


30min 0.678
(0.513‑0.889)

0.815
(0.617‑1.07)

1.04
(0.784‑1.37)

1.23
(0.920‑1.62)

1.48
(1.08‑2.04)

1.68
(1.21‑2.36)

1.88
(1.32‑2.73)

2.13
(1.42‑3.15)

2.46
(1.59‑3.75)

2.71
(1.71‑4.20)

60min
0.837

(0.634‑1.10)
1.01

(0.764‑1.33)
1.29

(0.974‑1.70)
1.52

(1.15‑2.02)
1.85

(1.35‑2.54)
2.10

(1.50‑2.94)
2.34

(1.64‑3.40)
2.66

(1.77‑3.93)
3.07

(1.98‑4.68)
3.38

(2.14‑5.25)

2hr
1.13

(0.855‑1.47)
1.36

(1.04‑1.78)
1.76

(1.33‑2.30)
2.08

(1.57‑2.75)
2.53

(1.86‑3.48)
2.88

(2.08‑4.03)
3.23

(2.28‑4.68)
3.69

(2.47‑5.43)
4.31

(2.79‑6.54)
4.78

(3.04‑7.38)

3hr
1.33

(1.01‑1.73)
1.62

(1.23‑2.11)
2.09

(1.59‑2.73)
2.49

(1.88‑3.26)
3.03

(2.23‑4.15)
3.44

(2.50‑4.81)
3.86

(2.74‑5.60)
4.44

(2.98‑6.50)
5.20

(3.38‑7.86)
5.78

(3.68‑8.89)

6hr
1.75

(1.34‑2.27)
2.14

(1.64‑2.77)
2.77

(2.11‑3.60)
3.30

(2.50‑4.30)
4.02

(2.98‑5.48)
4.58

(3.34‑6.37)
5.14

(3.66‑7.42)
5.92

(3.99‑8.63)
6.96

(4.53‑10.5)
7.75

(4.94‑11.8)

12hr
2.23

(1.71‑2.87)
2.73

(2.10‑3.52)
3.56

(2.73‑4.60)
4.25

(3.23‑5.51)
5.19

(3.85‑7.03)
5.92

(4.33‑8.18)
6.64

(4.76‑9.54)
7.67

(5.18‑11.1)
9.03

(5.89‑13.5)
10.1

(6.43‑15.3)

24hr
2.64

(2.04‑3.38)
3.29

(2.54‑4.21)
4.36

(3.35‑5.60)
5.25

(4.01‑6.77)
6.46

(4.83‑8.74)
7.40

(5.45‑10.2)
8.34

(6.03‑12.0)
9.77

(6.62‑14.1)
11.7

(7.63‑17.3)
13.1

(8.40‑19.7)

2day
2.94

(2.28‑3.74)
3.76

(2.91‑4.79)
5.10

(3.94‑6.51)
6.21

(4.77‑7.96)
7.74

(5.83‑10.4)
8.91

(6.62‑12.3)
10.1

(7.39‑14.6)
12.1

(8.21‑17.3)
14.7

(9.67‑21.7)
16.7

(10.8‑25.1)

3day
3.20

(2.49‑4.05)
4.08

(3.17‑5.18)
5.53

(4.28‑7.04)
6.73

(5.18‑8.61)
8.39

(6.34‑11.3)
9.66

(7.21‑13.3)
10.9

(8.05‑15.8)
13.2

(8.96‑18.8)
16.1

(10.6‑23.7)
18.4

(11.9‑27.5)

4day
3.45

(2.69‑4.36)
4.37

(3.40‑5.53)
5.87

(4.55‑7.45)
7.11

(5.49‑9.07)
8.82

(6.68‑11.9)
10.1

(7.58‑14.0)
11.5

(8.46‑16.6)
13.8

(9.41‑19.7)
16.9

(11.1‑24.8)
19.3

(12.5‑28.7)

7day
4.17

(3.26‑5.25)
5.13

(4.00‑6.46)
6.69

(5.21‑8.46)
7.99

(6.18‑10.1)
9.77

(7.42‑13.1)
11.1

(8.35‑15.3)
12.5

(9.26‑17.9)
15.0

(10.2‑21.2)
18.2

(12.0‑26.6)
20.7

(13.4‑30.6)

10day
4.86

(3.81‑6.10)
5.84

(4.57‑7.34)
7.45

(5.81‑9.38)
8.78

(6.81‑11.1)
10.6

(8.06‑14.1)
12.0

(9.01‑16.3)
13.4

(9.90‑19.1)
15.8

(10.9‑22.4)
19.0

(12.6‑27.7)
21.4

(13.9‑31.7)

20day
6.89

(5.42‑8.60)
7.96

(6.26‑9.95)
9.72

(7.61‑12.2)
11.2

(8.71‑14.1)
13.2

(10.0‑17.2)
14.7

(11.0‑19.6)
16.3

(11.8‑22.5)
18.4

(12.7‑25.7)
21.1

(14.0‑30.5)
23.2

(15.1‑34.1)

30day
8.57

(6.75‑10.7)
9.72

(7.66‑12.1)
11.6

(9.12‑14.5)
13.2

(10.3‑16.5)
15.3

(11.6‑19.9)
17.0

(12.6‑22.4)
18.7

(13.5‑25.3)
20.5

(14.2‑28.6)
23.0

(15.3‑33.0)
24.9

(16.2‑36.3)

45day
10.7

(8.43‑13.2)
11.9

(9.40‑14.8)
14.0

(11.0‑17.4)
15.7

(12.3‑19.6)
18.0

(13.6‑23.1)
19.8

(14.7‑25.9)
21.6

(15.5‑29.0)
23.3

(16.1‑32.3)
25.6

(17.1‑36.5)
27.3

(17.8‑39.7)

60day
12.4

(9.83‑15.3)
13.7

(10.9‑17.0)
15.9

(12.5‑19.7)
17.7

(13.9‑22.1)
20.2

(15.3‑25.9)
22.1

(16.4‑28.8)
24.0

(17.2‑32.0)
25.7

(17.8‑35.5)
27.9

(18.7‑39.8)
29.6

(19.3‑43.0)

1 Precipitation frequency (PF) estimates in this table are based on frequency analysis of partial duration series (PDS).
Numbers in parenthesis are PF estimates at lower and upper bounds of the 90% confidence interval. The probability that precipitation frequency estimates (for a given duration and average
recurrence interval) will be greater than the upper bound (or less than the lower bound) is 5%. Estimates at upper bounds are not checked against probable maximum precipitation (PMP)
estimates and may be higher than currently valid PMP values.
Please refer to NOAA Atlas 14 document for more information.

Estimates from the table in CSV format:  Precipitation frequency estimates   Submit

Main Link Categories:
Home | OWP(OHD)

US Department of Commerce 
National Oceanic and Atmospheric Administration 
National Weather Service 
Office of Water Prediction (OWP) 
1325 East West Highway 
Silver Spring, MD 20910 
Page Author: HDSC webmaster 
Page last modified: August 27, 2014

Map Disclaimer 
Disclaimer 
Credits 
Glossary 

Privacy Policy
About Us

Career Opportunities

http://www.nws.noaa.gov/oh/hdsc/index.html
http://www.nws.noaa.gov/oh/
http://www.commerce.gov/
http://www.noaa.gov/
http://www.nws.noaa.gov/
http://www.nws.noaa.gov/oh/
mailto:HDSC.questions@noaa.gov
http://www.weather.gov/credits.php#googlemapping
http://www.nws.noaa.gov/disclaimer.php
http://www.nws.noaa.gov/credits.php
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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 sbelanger@wellstown.org

Major Subdivision Amendment Application Memo
Date: November 18, 2016

To: Planning Board

From: Planning Office

Re: Coulson Farm Subdivision - Map 56, Lot 25

Project Description:

Sebago Real Estate Investment, LLC/ Paul Hollis, has submitted a Preliminary Subdivision 
Application for property now owned by Sebago Real Estate Investment, LLC. An 11 
lot/dwelling unit residential cluster subdivision is proposed with a private roadway and open 
space. The parcel is located within the Residential A, 250’ Shoreland Overlay, and Resource 
Protection Districts. The parcel is identified as Tax Map 56, Lot 25 and is located off of 227 
Branch Road. 

§ 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] Site Walk held on 7-30-16. 

Prelim. Subdivision Application submitted on 11-8-16.

(2) All 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 
subdivision application by the Board shall be returned to the applicant. [Amended 5-16-1996; 
7-9-2002; 4-16-2004] Application fee and escrow provided.

(3) The subdivider, or his duly authorized representative, shall attend the meeting of the Board to 

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


discuss the preliminary plan. Yes

(4) When the application is received by the Planning Board, it shall give the applicant a dated 
receipt acknowledging that it has received the application. To be considered for receipt on 11-

21-16

(5) 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 mailed notice of Preliminary Subdivision Application submission on 11-10-16.

(6) 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

(7) 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. To be determined

(8) 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. To be determined

(9) 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

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

(a) 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 

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

(11) 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: 

(a) Existing subdivisions adjacent to the proposed subdivision. Satisfied



(b) Locations and names of existing and proposed streets. Proposed road name is pending

(c) Boundaries and designations of zoning districts. RP and Shoreland Overlay zone delineation 

to be verified

(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. Total land area to be clarified

(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: Sufficient 

copies provided

Recommendations and conclusions:

1. The Planning Board should consider receiving the Preliminary Subdivision 
Application.

2. The Planning Board should review the following completeness (202-8) items 
and Article V and VII items:

a. Draft HOA documents provided.
b. The RP and Shoreland Overlay zones to be verified, which may

affect lot 5 and 6. (unforested wetlands to be delineated)
c. Total parcel area in deed and plan in discrepancy. This may 

affect if the Open Space requirements (35% minimum) are 
satisfied.

d. A groundwater Nitrate Impact Assessment has been provided.
e. Applicant requests a waiver of depicting trees greater than 24 

inches. Plan does not detail if trees to be maintained or 
preserved in the Open Space. 

f. Road name is pending.
g. Road width is proposed at 20’.
h. Septic areas (boxes) and reserve areas need to be depicted. 

Septic system deviation may not be recommended based on 
how small the lots are and available well locations. 

i. Well exclusion areas are recommended. Wells should be 
survey located. 

j. 202-12F(b)[3] requires fire protection for subdivisions with 10 
lots or more to be on-site. Are sprinkler systems proposed?

k. Stormwater management plan not provided.
l. DEP permit required. (more than 4,300 SF of impact 

proposed?)



m. Odd shaped lots (11, 5 and 6) are proposed. Planning Board to 
review and provide comments. 

n. IF&W letter is pending.
o. Several note and labelling recommendations made

3. The Planning Board to consider making the following determinations:
a. Lot size reductions from 40,000 SF to the sizes proposed (min. 20,000 

SF)
b. Setback reduction from 25’ to 20’ along the road within the subdivision
c. Street frontage reduction from 125’ to those proposed (min. 50 feet)
d. Lot coverage restriction from 20% to 40% proposed for lots less than 

40,000 SF in area. 
e. What is the 30’ setback/buffer to consist of for the residential non-

clustered lot abutters to the north, south and west? Plan to depict 
existing vegetation or proposed vegetation/screening if desired by the 
Planning Board or upon public input.

4. The Planning Board and applicant to consider the following comments:
a. Width of road meets Chapter 201 but the Fire Chief comments are 

needed regarding a 20’ wide paved width versus a 24’ wide paved 
width

b. Cul-de-sac dimensions need to be revised to meet Chapter 201 
requirements

5. The Developer has default issues which will prevent Final Approval of this 
project:

a. Julian Huxley Lane Subdivision:
i. Stormwater pond erosion/stabilization issue
ii. Fire Pond – outstanding MDEP violation

b. Beachwalk Subdivision:
i. As-built survey of Avandah Way

c. Julian Estates Subdivision:
i. Fire Pond – outstanding MDEP violation
ii. Conveyance of Lot ____ to include Kimberly Circle frontage 

and Association membership
6. Continue for 60 days. 



Town of Wells , Maine Review Checklist
Page 1 of 4

Project Name/District:
Coulson Farm Subdivision -  Residential A, RP and 
Shoreland Overlay Districts – Tax Map 56, Lot 25

Date of Review: 11-17-16

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

Article V District Regulations

A. Purpose.

The purposes of the Residential A District are to provide areas for medium-density residential development that are or can readily be served by 
the public water and sanitary sewer systems and to provide areas for concentrations of residential development within the rural portions of the 
Town along major transportation routes. Nonresidential uses should be limited to agricultural uses, forestry uses, low-intensity noncommercial 
recreational uses and public uses.

§ 145-21. Residential A District.
Application Meet Requirements

Yes No NA Comments

B. Permitted uses. The following uses are permitted upon obtaining any 
required permits from the Code Enforcement Officer:
(1) Agriculture, limited to the raising of crops and plants out of doors. NA
(2) Cemetery having an area less than 20,000 square feet and 

containing no buildings.
NA

(3) Dwelling, one-family. (See also ' 145-55.) Y* 11 single family dwelling units/lots are proposed on 
13.16 acres of land. Sheet 1 to note the purpose of 
the subdivision plan.

(4) Dwelling, two-family. NA
(5) Dwelling, multifamily. (See ' 145-48.) NA
(6) Livestock, domestic (small), limited to lots with a minimum lot 

size of 40,000 square feet.[Added 6-9-2015[1]]
NA

(7) Livestock, domestic (large), limited to lots with a minimum lot 
size of five acres.[Added 6-9-2015]

NA

(8) Poultry, domestic (small), all lots, except lots less than 10,000 

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

fowl.[Added 6-9-2015]

NA

(9) Poultry, domestic (large), limited to lots with a minimum lot size 
of five acres.[Added 6-9-2015]

NA

(10) Recreation, passive. NA
(11) Timber harvesting. NA

http://www.ecode360.com/print/WE1006?guid=7611702,7611910#ft30330066-1


Town of Wells , Maine Review Checklist
Page 2 of 4

Project Name/District:
Coulson Farm Subdivision -  Residential A, RP and 
Shoreland Overlay Districts – Tax Map 56, Lot 25

Date of Review: 11-17-16

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

§ 145-21. Residential A 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: 
[Amended 4-18-1995; 4-26-1996; 6-8-2010]

No such uses are proposed

(1) Animal husbandry on lots larger than 25 acres. NA
(2) Cemetery larger than 20,000 square feet in area. NA
(3) Church. NA
(4) Congregate care facility NA
(5) Day-care home. NA
(6) Elderly housing. NA
(7) Housing, congregate. NA
(8) Life care facility. NA
(9) Medical care facility, excluding hospitals. NA
(10) Municipal facility. NA
(11) Museum not exceeding 5,000 square feet in floor area. NA
(12) Nursing home. NA
(13) Public utility facility. NA
(14) Recreation, active. NA
(15) Recreation, low-intensity commercial. NA
(16) School, public and private. NA
(17) School, vocational-technical served by public water and 

sewer and located west of Route 1, north of Buzzel Road, 
east of the turnpike and south of Route 109.

NA

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

Y

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

Y



Town of Wells , Maine Review Checklist
Page 3 of 4

Project Name/District:
Coulson Farm Subdivision -  Residential A, RP and 
Shoreland Overlay Districts – Tax Map 56, Lot 25

Date of Review: 11-17-16

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

§ 145-21. Residential A District.
Application Meet Requirements

Yes No NA Comments

F. Dimensional requirements.
(1) Minimum lot size: 20,000 square feet of net area if served 

by public sewer; 40,000 square feet of net area if not 
served by public sewer or if located west of the Maine 
Turnpike.

Y*

See note 10 for Residential A and Residential Cluster 
Development dimensional requirements. Residential A 
minimum lot size to be noted to be 40,000 SF in net 
area (on septic). Note corrections needed.

Parcel is 13.16 acres or 573,249 SF (per deed). Plan 
notes total lot area as 12.98 acres? Which is 
correct?

A residential cluster development is proposed. 
Based on 145-49 the applicant requests a minimum 
lot size reduction to 20,000 SF in size. Lots not 
served by public sewer. 

(2) Maximum density:
(a) One dwelling unit for each 20,000 square feet of net

area if served by public sewer.
NA

Subdivision lots not served by public sewer.

(b) One dwelling unit for each 40,000 square feet of net
area if not served by public sewer or if located west 
of the Maine Turnpike.

Y* See note 10. Residential A maximum density is 
noted to be 40,000 SF in net area. Note corrections 
needed. 

A residential cluster development is proposed. 
Cluster Density Calculation not noted on the plan. 

(3) Maximum lot coverage: 40% (20% within the Shoreland 
Overlay District) or 2,000 square feet, whichever is 
greater.

Y
See note 10.

(4) Minimum street frontage per lot served by public sewer: 
100 feet or 75 feet if entirely on a cul-de-sac.

NA
Not on public sewer.

(5) Minimum street frontage per lot not served by public 
sewer or per lot located west of the Maine Turnpike: 125 
feet or 100 feet if entirely on a cul-de-sac.

Y* See note 10. RA minimum street frontage 
requirement is 125’ or 100’ on a cul-de-sac. Note 
corrections needed.



Town of Wells , Maine Review Checklist
Page 4 of 4

Project Name/District:
Coulson Farm Subdivision -  Residential A, RP and 
Shoreland Overlay Districts – Tax Map 56, Lot 25

Date of Review: 11-17-16

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

§ 145-21. Residential A District.
Application Meet Requirements

Yes No NA Comments

(6) Maximum building height: 30 feet, not to exceed three 
stories. (See § 145-35I.)

Y
See note 10

(7) Setbacks.
(a) All structures shall be at least: Y See note 10

[1] Fifteen feet from any lot line. Y
[2] Twenty-five feet from the boundary of any 

cemetery.
Y

Subdivision does not abut any known cemeteries

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

Cluster lots are permitted to request a setback 
reduction along the road proposed within the 
subdivision from 25’ to 20’ per 145-49.

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

Y

(b) All structures and parking lots shall be at least 200 
feet from the high-water line of the Merriland River, 
the Webhannet River and the Ogunquit River.

NA This parcel is not within 200 feet of any such rivers.

(c) All structures and areas of land used for animal 
husbandry shall be located at least 100 feet from 
any lot line.

NA No such use proposed.

Note: See also §§ 145-13, Nonconforming structures, 145-14, 
Nonconforming lots, 145-33, Shoreland Overlay District, 145-48, 
Multifamily developments, 145-49, Residential cluster development, 
and 145-54, Affordable housing.

Y 145-49 and 145-33 shall apply. 



Town of Wells , Maine Review Checklist
Page 1 of 2

Project Name/District:
Coulson Farm Subdivision -  Residential A, Resource 
Protection, and Shoreland Overlay Districts – Tax Map 56, 
Lot 25

Date of Review: 11-18-16

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

Article V District Regulations

A. Purpose.

The purpose of the Resource Protection District is to protect and preserve fragile environmental areas from intrusions which would upset their 
ecological systems or create potential public health or safety problems.

§ 145-32. Resource Protection District.
Application Meet Requirements

Yes No NA Comments

B. Permitted uses. The following uses are permitted upon obtaining any 
required permits from the Code Enforcement Officer:

The plan must locate the unforested wetlands and 
depicted the treeline that surrounds the east and 
south of this parcel. The Resource Protection 
zoning boundary line appears to be depicted 
using the Zoning Map GIS layer and is not 
depicted by the treeline.  Any adjustment to the 
RP zone will affect the 250’ Shoreland Overlay 
area. 

No development is proposed in the RP zone of the 
property. RP zone to be delineated by unforested
wetland area. 

(1) Recreation, passive. NA
(2) Wildlife habitat management. A written plan shall be approved by

the Maine Department of Environmental Protection, if required, 
and a copy of said approval shall be provided to the Town of 
Wells.[Added 6-12-2012]

NA

C. Permitted uses requiring the approval of a site plan. The following uses 
are permitted upon obtaining site plan approval and any required 
permits from the Code Enforcement Officer:

No development is proposed in the RP zone of the 
property. RP zone to be delineated by unforested
wetland area.

(1) Aquaculture. NA
(2) Municipal facility. NA
(3) Public utility facility. NA



Town of Wells , Maine Review Checklist
Page 2 of 2

Project Name/District:
Coulson Farm Subdivision -  Residential A, Resource 
Protection, and Shoreland Overlay Districts – Tax Map 56, 
Lot 25

Date of Review: 11-18-16

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

§ 145-32. Resource Protection District.
Application Meet Requirements

Yes No NA Comments

(4) Piers, docks and wharves. NA
D. Accessory uses. Accessory uses are permitted when they are clearly 

incidental to permitted use; subordinate, individually and in the 
aggregate, to the permitted use; and located on the same lot as the 
permitted use being served.

NA

E. Uses prohibited.

(1) Except as permitted in § 145-12, Nonconforming uses, and in 
Article VI, Town-Wide Regulations, uses not identified in 
Subsections B, C, D and G are prohibited within this district. 
[Amended 11-2-1999]

NA

No development is proposed in the RP zone of the 
property. RP zone to be delineated by unforested
wetland area.

(2) New roads and driveways are prohibited unless approved by the 
Zoning Board of Appeals upon a finding that no reasonable 
alternative route or location is available outside the district. 
[Amended 4-28-1995]

NA

No development is proposed in the RP zone of the 
property. RP zone to be delineated by unforested
wetland area.

F. Dimensional requirements: none, except as may be required by the 
Planning Board for the protection of the public health and safety and as 
provided in Subsection G below. [Amended 11-2-1999]

NA
No development is proposed in the RP zone of the 
property. RP zone to be delineated by unforested
wetland area.

Note: See also §§ 145-13, Nonconforming structures, and 145-14, 
Nonconforming lots.

G. Preexisting use: a principal or accessory use that was legally in 
existence on January 1, 1994, and on July 1, 1999, is a permitted use, 
not a nonconforming use. Any such business use shall be regulated in 
accordance with all of the provisions of § 145-25, Beach Business 
District, and § 145-33, Shoreland Overlay District. Any such residential 
use shall be regulated in accordance with all of the provisions of § 145-
21, Residential A District, and § 145-33, Shoreland Overlay District. 
[Added 11-2-1999]

NA

No development is proposed in the RP zone of the 
property. RP zone to be delineated by unforested
wetland area.



Town of Wells , Maine Review Checklist
Page 1 of 13

Project Name/District:
Coulson Farm Subdivision -  Residential A, Resource 
Protection, and Shoreland Overlay Districts – Tax Map 56, 
Lot 25

Date of Review: 11-18-16

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

Article V District Regulations
The provisions of this section shall apply to all uses, lots and structures within the Shoreland Overlay District.

A. Purpose.

The purpose of this district is to prevent and control water pollution; to protect fish spawning grounds, aquatic life and bird and other wildlife 
habitat; to protect buildings and lands from flooding and accelerated erosion; to protect commercial fishing and maritime industries; to protect 
freshwater and coastal wetlands; to conserve shore cover; and to preserve access to inland and coastal waters.

§ 145-33. Shoreland Overlay District.
Application Meet Requirements

Yes No NA Comments

B. Setbacks from water bodies and wetlands. All roads, driveways 
and structures, except those required to control drainage or 
water movement and those needed for water-dependent uses, 
shall comply with the following setback requirements or those of 
the underlying district, whichever is greater:

The plan to delineate the Resource Protection 
zone based on the unforested wetland 
locations. This may alter the 250’ Shoreland 
Overlay zone on the plan. 

Based on the currently plan delineation no 
development is proposed in the Shoreland 
Overlay zone. 

(1) The minimum setback from the upland edge of a wetland 
shall be 75 feet, which may be reduced to the average of 
the setbacks of structures within 200 feet of the proposed 
structure on lots abutting the wetlands but shall not be 
less than 25 feet. [Amended 4-16-1999]

NA

(2) The minimum setback from the high-water line of Ell Pond 
shall be 100 feet.

NA

(3) The minimum setback on the ocean side of Wells Beach, 
Drakes Island and Moody Beach shall be 20 feet from the 
sea wall. Where there is no sea wall, the setback shall be 
from a theoretical sea wall line extrapolated from the 
existing sea walls.

NA



Town of Wells , Maine Review Checklist
Page 2 of 13

Project Name/District:
Coulson Farm Subdivision -  Residential A, Resource 
Protection, and Shoreland Overlay Districts – Tax Map 56, 
Lot 25

Date of Review: 11-18-16

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

§ 145-33. Shoreland Overlay District.
Application Meet Requirements

Yes No NA Comments

(4) The minimum setback from all other water bodies shall be 
75 feet from their high-water line.

NA

C. Shore frontage. Based on the currently plan delineation no 
development is proposed in the Shoreland 
Overlay zone.

(1) A lot within the Shoreland Overlay District with frontage on
a freshwater water body or freshwater wetland, including 
all streams, shall have a minimum shore frontage of 200 
feet. [Amended 4-19-1997]

NA

(2) A lot within the Shoreland Overlay District with frontage on
a tidal water body shall have a minimum shore frontage of 
150 feet.

NA

D. Performance standards for agriculture and animal husbandry 
uses.

NA
No such use exists or is proposed.

(1) All spreading or disposal of manure shall be done 
according to the Maine Guidelines for Manure and Manure
Sludge Disposal on Land, published by the University of 
Maine and the Maine Soil and Water Conservation 
Commission in July 1972.

(2) Manure shall not be stored or stockpiled within 100 feet 
horizontal distance of Ell Pond or within 75 feet horizontal 
distance of other water bodies, tributary streams or 
wetlands. Manure storage areas which existed before 
December 14, 1991, and which do not meet the setback 
requirement may remain after December 14, 1996, only if 
the storage area produces no discharge of effluent or 
contaminated stormwater runoff.

(3) There shall be no new tilling of soil or clearing of trees or 
other vegetation for agricultural use within 100 feet of Ell 
Pond, within 25 feet of tributary streams and wetlands or 
within 75 feet of other water bodies.



Town of Wells , Maine Review Checklist
Page 3 of 13

Project Name/District:
Coulson Farm Subdivision -  Residential A, Resource 
Protection, and Shoreland Overlay Districts – Tax Map 56, 
Lot 25

Date of Review: 11-18-16

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

§ 145-33. Shoreland Overlay District.
Application Meet Requirements

Yes No NA Comments

(4) Agricultural activities involving tillage of soil greater than 
40,000 square feet in surface area or the spreading, 
disposal or storage of manure shall require a conservation
plan which meets the standards of the State Soil and 
Water Conservation Commission and is approved by the 
York County Soil and Water Conservation District. 
Noncompliance with the provisions of such conservation 
plan shall be considered to be a violation of this chapter.

(5) Livestock grazing areas are prohibited within 100 feet of 
the high-water line of Ell Pond, within 25 feet of tributary 
streams and wetlands and within 75 feet of other 
waterbeds. Livestock grazing associated with ongoing 
farm activities and which is not in conformance with the 
above setback provisions may continue, provided that 
such grazing is conducted according to a plan approved 
by the York County Soil and Water Conservation District.

E. Clearing of vegetation for development.

NA

Based on the currently plan delineation no 
development is proposed in the Shoreland 
Overlay zone.

(1) In the development of a permitted use, a buffer strip of 
vegetation shall be preserved within the strip of land 
extending 100 feet inland from the high-water line of Ell 
Pond and 75 feet from any other water body, tributary 
stream or the upland edge of a wetland, as follows:



Town of Wells , Maine Review Checklist
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Project Name/District:
Coulson Farm Subdivision -  Residential A, Resource 
Protection, and Shoreland Overlay Districts – Tax Map 56, 
Lot 25

Date of Review: 11-18-16

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

§ 145-33. Shoreland Overlay District.
Application Meet Requirements

Yes No NA Comments

(a) There shall be no cleared opening greater than 250 
square feet in the forest canopy as measured from 
the outer limits of the tree crown. However, a 
footpath not to exceed 10 feet in width as measured
between tree trunks is permitted, provided that a 
cleared line of sight to the water through the buffer 
strip is not created. Within 100 feet of the high-water
line of Ell Pond the width of the footpath shall be 
limited to six feet.

(b) Selective cutting of trees within the buffer strip is 
permitted provided that a well-distributed stand of 
trees and other vegetation is maintained. For the 
purposes of this section, a "well-distributed stand of 
trees and other vegetation" adjacent to Ell Pond 
shall be defined as maintaining a rating score of 12 
or more in any twenty-five-foot by twenty-five-foot 
square area (625 square feet) as determined by the 
following rating system:

Diameter of Tree at 4 1/2 Feet Above Ground Level

(inches)                                           Points
2 to 4                                                    1
Over 4 to 12                                         2
Over 12                                                4
[1] Next to other water bodies, tributary streams 

and wetlands a "well-distributed stand of 
trees and other vegetation" is defined as 
maintaining a minimum rating score of eight 
per twenty-five-foot square area.
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[2] Notwithstanding the above provisions, no 
more than 40% of the total volume of trees 
four inches or more in diameter measured 
4.5 feet above ground level may be removed 
in any ten-year period.

(c) To protect water quality and wildlife habitat adjacent
to Ell Pond, existing vegetation under three feet in 
height and other ground cover shall not be removed,
except to provide for a footpath or other permitted 
uses as described in Subsections E(1)(a) and (b) 
above.

(d) Pruning of tree branches on the bottom 1/3 of the 
tree is permitted.

(e) To maintain a buffer strip of vegetation, when the 
removal of storm-damaged, diseased, unsafe or 
dead trees results in the creation of cleared 
openings, these openings shall be replanted with 
native tree species unless existing new tree growth 
is present.

(f) This Subsection E(1) shall not apply to those 
portions of public recreational facilities adjacent to 
public swimming areas. Cleared areas, however, 
shall be limited to the minimum area necessary.
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(2) At distances greater than 100 feet from Ell Pond and 75 
feet from the high-water line of any other water body, 
tributary stream or the upland edge of a wetland, except to
allow for the development of permitted uses, there shall be
permitted on any lot, in any ten-year period, selective 
cutting of not more than 40% of the volume of trees four 
inches or more in diameter measured 4.5 feet above 
ground level. Tree removal in conjunction with the 
development of permitted uses shall be included in the 
forty-percent calculation. Cleared openings for 
development, including but not limited to principal and 
accessory structures, driveways and sewage disposal 
systems, shall not exceed in the aggregate 25% of the lot 
area or 10,000 square feet, whichever is greater, including
land previously developed. This provision shall not apply 
within those portions of the Shoreland Overlay District in 
which the underlying district is the Harbor District, the 
Beach Business District or the General Business District.

(3) Cleared openings legally in existence on the effective date
of this chapter may be maintained but shall not be 
enlarged, except as permitted by this chapter.

(4) Fields which have reverted to primarily shrubs, trees or 
other woody vegetation shall be regulated under the 
provisions of this section.

F. Roads and driveways. The following standards shall apply to the
construction of roads and/or driveways and drainage systems, 
culverts and other related features.

NA

Based on the currently plan delineation no 
development is proposed in the Shoreland 
Overlay zone.
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(1) Roads and driveways shall comply with the setback 
requirements of Subsection B unless no reasonable 
alternative exists as determined by the Zoning Board of 
Appeals. If no other reasonable alternative exists, the 
Zoning Board of Appeals may reduce the road and/or 
driveway setback requirement upon a clear showing by 
the applicant that appropriate techniques will be used to 
prevent sedimentation of the wetland, tributary stream or 
water body. Such techniques may include, but are not 
limited to, the installation of settling basins and/or the 
effective use of additional ditch relief culverts and turnouts
placed to avoid sedimentation of the water body, tributary 
stream or wetland.
(a) On slopes of greater than 20% the road and/or 

driveway setback shall be increased by 10 feet for 
each five-percent increase in slope above 20%.

(b) This section shall not apply to approaches to water 
crossings nor to roads or driveways that provide 
access to permitted structures or facilities located 
near the shoreline due to operational necessity.

Note: See also §§ 145-13, Nonconforming structures, and 145-14, 
Nonconforming lots.

(2) An existing public street may be expanded within the 
street right-of-way, whatever its setback from a water 
body, tributary stream or wetland.

(3) Road banks shall not be steeper than a slope of one 
vertical to two horizontal and shall be graded and 
stabilized to prevent erosion and stream sedimentation.

(4) Road grades shall not be greater than 10% except for 
segments of less than 200 feet in length.
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(5) To prevent road surface drainage from directly entering 
water bodies, tributary streams or wetlands, roads shall be
designed, constructed and maintained to empty onto an 
undisturbed buffer strip at least 50 feet, plus two feet times
the average percent slope, in width between the outflow 
point of the ditch or culvert and the high-water line of a 
water body, tributary stream or upland edge of a wetland. 
Road surface drainage which is directed to an undisturbed
buffer strip shall be diffused or spread out to promote 
infiltration of the runoff and to minimize channelized flow 
of the drainage through the buffer strip.

(6) Ditch relief (cross drainage) culverts, drainage dips and 
water turnouts shall be installed to effectively direct 
drainage onto undisturbed buffer strips before the flow in 
the road or ditches gains sufficient volume or head to 
erode the road or ditch. To accomplish this, the following 
shall apply:
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(a) Ditch relief culverts, drainage dips and associated 
water turnouts shall be spaced along the road at 
intervals no greater than indicated in the following 
table:

Road Grade                                 Spacing
(percent)                                         (feet)
    0 to 2                                               250
    3 to 5                                          200 to 135
    6 to 10                                        100 to 80
  11 to 15                                          80 to 60
  16 to 20                                          60 to 45
      21+                                                 40

(b) Drainage dips may be used in place of ditch relief 
culverts only where the road grade is 10% or less.

(c) On road sections having slopes greater than 10%, 
ditch relief culverts shall be placed across the road 
at approximately a sixty-degree angle downslope 
from the center line of the road.

(d) Ditch relief culverts shall be sufficiently sized and 
properly installed to effectively function, and their 
inlet and outlet ends shall be stabilized with 
appropriate materials.

(7) Ditches, culverts, bridges, dips, water turnouts and other 
stormwater runoff control installations associated with 
roads shall be maintained regularly to ensure effective 
functioning.



Town of Wells , Maine Review Checklist
Page 10 of 13

Project Name/District:
Coulson Farm Subdivision -  Residential A, Resource 
Protection, and Shoreland Overlay Districts – Tax Map 56, 
Lot 25

Date of Review: 11-18-16

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

§ 145-33. Shoreland Overlay District.
Application Meet Requirements

Yes No NA Comments

G. Piers, docks, wharves, breakwaters, causeways, marinas, 
bridges and other structures and uses extending over or beyond
the high-water line of a water body, stream or within a wetland. 
In addition to federal or state permits which may be required for 
such structures and uses, they shall conform to the following:

NA

No such structures are proposed within the Shoreland
Overlay District. 

(1) Shore access shall be developed on soils appropriate for 
such use and constructed to control erosion.

(2) The location shall not interfere with developed or natural 
beach areas.

(3) The facility shall be located to minimize adverse effects on
fisheries.

(4) The facility shall not be larger in dimension than 
necessary to carry on the activity and be consistent with 
existing conditions, use and character of the area.

(5) No new structure shall be built on, over or abutting a pier, 
wharf, dock or other structure extending beyond the high-
water line of a water body or within a wetland unless the 
structure requires direct access to the water as an 
operational necessity.

(6) No existing structures built on, over or abutting a pier, 
dock, wharf or other structure extending beyond the high-
water line of a water body or within a wetland shall be 
converted to residential dwelling units in any district.

(7) Structures built on, over or abutting a pier, wharf, dock or 
other structure extending beyond the high-water line of a 
water body or within a wetland shall not exceed 20 feet in 
height above the pier, wharf, dock or other structure.
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H. Timber harvesting.

NA

From recent aerials of the property it appears the 
Shoreland Overlay zone of this property was 
timber harvested. 

No new timber harvesting planned. To be 
specified on plan and in HOA documents. 

(1) No accumulation of slash shall be left within 50 feet of the 
high-water line of a water body. In all other areas all slash 
shall either be removed or disposed of in such a manner 
that it lies on the ground and no part of it extends more 
than four feet above the ground. Any debris that falls 
below the high-water line of a water body shall be 
removed from the water body.

(2) Except for water crossings, all skid trails, log yards and 
other sites where the operation of logging machinery 
results in the exposure of mineral soil shall be located 
such that an undisturbed filter strip of vegetation of at least
75 feet in width for slopes of up to 10% shall be retained 
between the exposed mineral soil and the high-water line 
of a water body or upland edge of a wetland. For each 
ten-percent increase in slope, the undisturbed strip shall 
be increased by 20 feet. The provisions of this Subsection 
H(2) apply only to a face sloping toward the water body or 
wetland; provided, however, that no portion of such 
exposed mineral soil on a back face shall be closer than 
25 feet to the high-water line of a water body or upland 
edge of a wetland.
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(3) Harvesting operations shall be conducted in such a 
manner and at such a time that minimal soil disturbance 
results. Adequate provisions shall be made to prevent soil 
erosion and sedimentation of surface waters. Timber 
harvesting equipment shall not use stream channels as 
travel routes except when surface waters are frozen and 
the activity will not result in any ground disturbance.

(4) All crossings of flowing water shall require a bridge or 
culvert, except in areas with low banks and channel beds 
which are composed of gravel, rock or similar hard surface
which would not be eroded or otherwise damaged.

(5) Skid trail approaches to water crossings shall be located 
and designed to prevent water runoff from directly entering
the water body or tributary stream. Upon completion of 
timber harvesting, temporary bridges and culverts shall be
removed and areas of exposed soil revegetated.

(6) Selective cutting of no more than 40% of the total volume 
of trees four inches or more in diameter, measured 4.5 
feet above ground level, on any lot in any ten-year period 
is permitted. These standards shall not apply to activities 
necessary and resulting from wind damage, fire and 
removal of dead trees. Trees and other vegetation killed 
by natural causes (e.g., beaver or insects) shall not be 
counted in determining either the original volume or the 
volume removed. In addition:
(a) Within 100 feet of the high-water line of Ell Pond 

and within 75 feet of the high-water line of other 
water bodies, tributary streams or the upland edge 
of a wetland, a well-distributed stand of trees and 
other vegetation, including existing ground cover, 
shall be maintained.
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(b) At distances greater than 100 feet from Ell Pond 
and greater than 75 feet from the high-water line of 
other water bodies or the upland edge of a wetland, 
harvesting operations shall not create single 
openings greater than 10,000 square feet in the 
forest canopy. Where such openings exceed 5,000 
square feet they shall be at least 100 feet apart. 
Such openings shall be included in the calculation of
total volume removal.

(7) Timber harvesting operations exceeding the forty-percent 
limitation of Subsection H(6) may be allowed by the 
Planning Board if the applicant submits a forest 
management plan prepared by a Maine licensed 
professional forester showing that such exception is good 
forest management and the harvest will be carried out 
according to the purposes of this chapter. The Planning 
Board shall notify the Commissioner of the Department of 
Environmental Protection of each exception allowed within
14 days of the Board's decision. [Amended 4-19-1997]
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The purpose of this section is to allow, by Planning Board approval, the 
clustering of one- and two-family dwelling units. Clustering shall provide a 
more efficient use of land resulting in the preservation of natural land forms, 
wetlands, wildlife and waterfowl habitats, significant vegetation and 
agricultural lands, other natural resources, and historic sites. Notwithstanding 
other provisions of this chapter, the Planning Board may modify the 
dimensional requirements of this chapter as specified in this section to permit 
the clustering of one- and two-family homes. Such modifications shall not be 
construed as the granting of a variance to relieve hardship.
A. Permitted locations. Residential cluster development shall be permitted 

in all zoning districts where residential development is allowed. All 
areas of a cluster subdivision located within the Aquifer Protection 
District or the Shoreland Overlay District shall be dedicated as 
undeveloped open space. [Amended 06-14-2016] Y*

The parcel is located within the RA, RP and Shoreland 
Overlay Districts. All proposed development is to remain
in the RA District.  The Open Space of the subdivision is
proposed within the RA, RP and Shoreland Overlay 
zones. 

Determination of actual RP/Shoreland zone limits 
may affect Lots 5 and 6. 

B. Density. The maximum density of dwelling units permitted shall be the 
same as permitted in the district(s) in which the cluster development is 
located, unless density bonuses are granted in accordance with § 145-
49D. To determine maximum density the following steps shall be taken:
[Amended 06-14-2016]

N

The plan does not calculate the cluster density.

13.19 acres or 573,249 SF (approx.) ? Or 12.98 
Acres?

(1) In order to determine the maximum number of dwelling units 
permitted on a tract of land the net residential acreage shall be 
determined by calculating net area and subtracting 15% of the 
area of the lot to account for roads and parking.

N

Residential Cluster Development requires a 15% 
deduction or 85,988 SF from the total land area of 
13.19 acres (573,249 SF) which leaves a total of 
487,261 SF.

487,261 SF / 40,000 = 12 dwelling units permitted. 11
dwelling units are proposed.
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(2) A cluster development layout shall be submitted indicating a 
minimum of 35% open space and significant natural features.

N

35% Open space or 200,638 SF of the total land area 
(13.19 acres) is required to be dedicated as Open 
Space.  Open space areas are noted to be 146,904 
SF and 52,341 SF = 199,245 SF

The proposed Open Space does not appear to be 
satisfied. Applicant to clarify total land area 
acreage/square footage. The plan and application 
note different land acreage totals. 

C. Dimensional requirements.

(1) The minimum lot sizes may be reduced to 20,000 square feet in 
any district where clustering is allowed, if not serviced by public 
sewer, or may be reduced to the following if on public sewer:

Served by Public Sewer
Type of Dwelling RA, GB and RC Districts

(square feet)
One-family Dwelling 10,000
Two-family Dwelling 15,000

Y*

Planning Board to consider reducing the minimum 
lot size to 20,000 SF as the lots are within the 
Residential A District and are not served by public 
sewer. 

A reduction for some lots may not be recommended
based on limited septic/reserve septic areas, well 
setbacks and building area. 

(2) The required setbacks from lot lines and from street rights-of-
way within the cluster development may be reduced, but no 
structure shall be located within 15 feet of any lot line or within 
20 feet of any street right-of-way within the cluster development. Y*

See note 10.

Per 145-49 Residential Cluster lots may have a 20’ 
setback from subdivision ROWs and 15’ lot line 
setbacks.  The Planning Board to consider approving
the setback reductions.

(3) The required street frontage may be reduced to no less than 50 
feet.

Y

See note 10. All lots are proposed to have a minimum of
50 feet street frontage. Planning board to consider 
approving the street frontage requirements for the 
cluster lots. 
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(4) When a lot in a cluster subdivision abuts a nonclustered 
residential lot, the setback in the cluster subdivision lot shall be 
twice the required setback along the adjoining lot line. The 
Planning Board may require additional screening or restrict the 
removal of vegetation within the setback to provide a buffer 
between higher and lower density development.

Y

15’ x 2 = 30’ setback/ buffer required for all non-
clustered residential abutters. This 30’ setback is shown 
on the subdivision plans.

Trees greater than 24” in diameter at breast height are 
not identified. Applicant requests a waiver of having 
to identify such trees. 

Existing trees that will not be removed or proposed 
vegetation to be planted within the 30’ 
setback/buffer is not noted or identified. What 
screening or vegetation does the Planning Board 
will to see for the existing single family abutters?

(5) The maximum lot coverage of 20% in the Rural District may be 
allowed by the Planning Board to be increased to 40% on lots 
smaller than 40,000 square feet in area. [Added 06-14-2016]

See note 10. Note revisions needed.  Maximum lot 
coverage of each lot less than 40,000 SF in size may be 
40% as permitted by 145-49C5. Planning Board to 
consider voting to allow 40% lot coverage for the 
cluster lots as all are less than 40,000 SF in size, per
145-49.C.5.

D. Innovative open space bonus. At least 35% of the total parcel acreage 
in a cluster subdivision must be designated as open space and 
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 
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.

NA

No innovative Open Space bonuses are requested. 
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(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.

NA

(2) 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.

NA

(3) 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.

NA

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

NA

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

(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.

(5) 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.

NA

(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%.

NA

(7) 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%.

NA

(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%.

NA
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(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.

NA

E. Aquifer Protection District. Where the parcel is located in the Rural 
District and partially in the Aquifer Protection District the permitted 
density for that portion of the lot within the Aquifer Protection District 
may be doubled, transferred to the portion of the lot located in the Rural
District, and counted towards total bonus density, provided that:

NA

Subdivision is not located within the AP zone. 

(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 
development site shall be permanently dedicated open space by 
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 
space (i.e., roads, parking areas, sheds, etc.), of which total structural 
coverage shall not exceed 600 square feet. Nonroofed or elevated 
structures (i.e., walking paths) are allowed. The designated open space
shall not be used for additional building lots.

Y*

Draft Declarations, Restrictions, Covenants and 
Easements document provided for review. A 
Homeowners’ Association is propose. The 
subdivision plan does not provide any notes 
regarding Open Space management 
responsibilities; Open Space cutting restrictions, 
etc. 

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

To be reviewed

(a) Ownership by an association of the owners of the dwelling 
units within the development;



Town of Wells , Maine Review Checklist
Page 7 of 7

Project Name/District:
Coulson Farm Subdivision -  Residential A, Resource 
Protection, and Shoreland Overlay Districts – Tax Map 56, 
Lot 25

Date of Review: 11-17-16

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

§ 145-49. Residential Cluster Development. 
[Amended 11-7-2006] [Amended 06-14-2016]

Application Meet Requirements

Yes No NA Comments

(b) Ownership by an association of the owners of the dwelling 
units within the development with a conservation easement 
granted to the Town or recognized conservation organization;
(c) Dedication to the Town as public open space; and/or

(d) Transfer, with permanent restrictions, to a land trust or other 
recognized conservation organization.

(2) The developer may structure the control of the common open 
space in one or more of the above methods. The Planning Board
shall approve the arrangements for the ownership, control and 
maintenance of the common open space as part of the 
subdivision approval. No changes in use or management of the 
common open space shall be made without the approval of the 
Planning Board.

To be reviewed

G. Homeowners' association management of open space. If the open 
space will be owned and/or managed by the owners within the cluster 
development, then a homeowners' association shall be created to own 
and manage the common lands and facilities. Covenants for mandatory
membership in the homeowners' association, setting forth the owner's 
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.

Y*

Draft HOA documents provided. A sample deed is 
pending.
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8. Topographic Information:

9. Test Pit Information:

10. Zoning Information:
Residential A District
     

Standard Conditions Of Approval:
1.

2.

3.

§

4.

5.

6.

14. Soil  Information:

15. Soil  Definitions:
BsB - Brayton and Westbury very stony fine sandy loams, O to 8 percent slopes

This unit consists of nearly level to gently sloping, deep soils on hills and ridges. Areas of this unit consist of poorly drained and somewhat poorly drained Brayton soils or somewhat poorly drained

Westbury soils, or both. The soils are mapped together because they have no major differences in use and management. The areas range from 3 to 50 acres. Stones that are 1 to 1-1/2 feet in diameter

cover as much as 3 percent of the surface, The Brayton soils make up about 60 percent of the mapped acreage of this unit, the Westbury soils 25 percent, and included soils 15 percent.

Typically, the Brayton soils have a mat of deciduous leaves and twigs 1 inch thick over a surface layer of very dark grayish brown fine sandy loam 5 inches thick. The subsoil is mottled, grayish brown

fine sandy loam 6 inches thick. The substratum is very firm, mottled, olive and grayish brown fine sandy loam to a depth of 60 inches or more.

Typically, the Westbury soils have a mat of deciduous leaves and twigs 1 inch thick. The surface layer, subsurface layer, and subsoil are very dark gray and mottled grayish brown, dark reddish brown,

and yellowish brown fine sandy loam 23 inches thick. The substratum is firm, mottled, yellowish brown sandy loam and fine sandy loam to a depth of 60 inches or more.

Included with this unit in mapping are small areas of poorly drained and very poorly drained soils that have a substratum of gravely loamy sand or that are extremely stony. These soils are in depressions

and drainage ways near the base of hills and ridges. Also included are areas of moderately well drained Skerry and Peru soils on small knolls or mounds on the upper part of the slopes and a few small

areas of soils with slopes of as much as 12 percent that are on the sides of hills and ridges. Included areas make up about 15 percent of this map unit.

The Brayton soils have moderate permeability to a depth of 11 inches and slow permeability at a depth of more than 11 inches. Surface runoff is slow. The available water capacity is low. The depth to

bedrock is generally 5 feet or more. A perched water table is near the surface for 7 to 9 months of the year, including the first part of the growing season.

The Westbury soils have moderate permeability to a depth of 23 inches and slow permeability at a depth of more than 23 inches. Surface runoff is slow. The available water capacity is moderate. The

depth to bedrock is generally 5 feet or more. A perched water table is near the surface during winter and early spring.

Most areas of this unit are in woodland. A small acreage is in pasture. Many areas of the Westbury soils were used for unimproved pasture, but almost all of these have reverted to woodland.

The seasonal high water table and stone cover make this unit very poorly suited to cultivated crops, pasture, or hay.

These Brayton and Westbury soils are suitable for many tree species, but the high water table, especially in the Brayton soils, is a major management concern.

The high water table also limits the soils for most urban uses, especially for disposal of septic tank wastes and as a site for homes with basements. Frost action is a hazard for roads and foundations.

The capability subclass is VIls.

LyC- Lyman-Rock outcrop complex, 8 to 15 percent slopes.

This complex consists of areas of sloping and rolling, somewhat excessively drained, and shallow soils mixed with areas of exposed bedrock. The complex is on the tops and sides of ridges, hills, and

plains near the seacoast. Most areas are irregularly shaped and range from 5 to 100 acres. Slopes are 50 to 400 feet long. Stones that are 1 to 1-1/2 feet in diameter cover as much as 3 percent of

the surface.

The complex consists of about 55 percent Lyman soils, 25 percent bedrock exposures, and 20 percent included soils. The soils and exposed bedrock are so intermingled that it was not practical to map

them separately.

Typically, the Lyman soils have a surface layer of very dark brown and dark gray fine sandy loam 2 inches thick. The subsoil is 16 inches thick. It is dark reddish brown fine sandy loam in the upper

part and brown to dark brown gravely fine sandy loam in the lower part. Bedrock is at a depth of 18 inches.

Included with this complex in mapping are small areas of well drained and somewhat excessively drained Hermon soils; moderately well drained Croghan, Scio, and Skerry soils; and somewhat poorly

drained and poorly drained Naumburg and Brayton soils. The Hermon soils are on the lower slopes of this unit. The Croghan, Naumburg, and Brayton soils are in depressions. The Scio soils are on the

lower slopes of knolls. The Skerry soils are in depressional areas of Lyman soils and on the lower slopes of larger, rolling areas. Also included are small urbanized areas and areas of soils with bedrock

at a depth of 20 to 40 inches or at a depth of less than 10 inches. The areas of this complex on the Isle of Shoals have inclusions of organic soils.

The Lyman soils have moderately rapid permeability and low available water capacity. Surface runoff is medium. The depth to bedrock in the Lyman soils is 10 to 20 inches.

Most areas of this complex are wooded. Many areas that were cleared of stones and used for pasture have reverted to woodland, but a few areas are still used for pasture. Some acreage of this

complex along the coast is used for housing.

The bedrock exposures, shallow soil depth, droughtiness, stone cover, and erosion hazard make this complex unsuitable for farming.

The areas of this complex are suitable for trees, mainly sugar maple, eastern white pine, and northern red oak. The bedrock exposures and shallow depth to bedrock restrict the use of equipment, and

the shallow rooting depth causes a hazard of uprooting during windy periods.

The bedrock exposures, shallow depth, and slope limit this complex for most nonfarm uses. The moderately rapid permeability causes a hazard of pollution to ground water and shallow wells.

The capability subclass is Vis.

Ch - Chocorua peat.

This nearly level, very poorly drained, deep soil is in depressions in plains and uplands. The areas range from 5 to 100 acres and are irregular in shape. Slopes range from 0 to 2 percent.

Typically, the surface layer of this soil is a very dusky red to dark reddish brown organic layer 32 inches thick. The substratum is dark grayish brown loamy sand to a depth of 60 inches or more.

Included with this soil in mapping are small areas of very poorly drained Sebago soils that are near the middle of larger areas of Chocorua soils. Also included are small areas of open water and marsh

and small areas of soils that have a substratum of sandy loam or silt loam. Included soils make up about 20 percent of this unit.

This Chocorua soil has moderate to moderately rapid permeability in the organic layer and rapid permeability in the substratum. Surface runoff is very slow, and some areas have water ponded on the

surface. The available water capacity is high. The water table is at or near the surface most of the year and restricts the rooting depth of the soil. The soil is extremely acid or very strongly acid

throughout.

Most areas of this soil consist of swamps and bogs with low-growing shrubs, reeds, and sedges. These areas commonly have a tree canopy of red maple, eastern white pine, eastern hemlock, speckled

alder, and black spruce.

This soil is well suited to wetland plants, but wetness and low strength limit the soil for most other uses.

The capability subclass is Vlllw.

Na-Naumburg sand

This soil is nearly level, poorly drained and somewhat poorly drained, and deep. It is on low-Iying areas on plains and deltas. The surface is characterized by depressions and by mounds that are about

7 to 10 inches high. The areas of the soil are irregular in shape and range from 5 to 500 acres, but most are about 50 acres. Slopes range from 0 to 3 percent.

Typically, this soil has a surface layer of mottled, light brownish gray sand 5 inches thick. The subsoil is mottled and dark reddish brown, dark reddish gray, and yellowish brown sand 23 inches thick.

The substratum is mottled, grayish brown and brown sand to a depth of 60 inches or more.

Included with this soil in mapping are small areas of moderately well drained Croghan soils and soils with gravelly layers. Also included, near the town of Kennebunk, are a few areas of soils with a

loamy substratum. In a few areas the surface layer is sandy loam or loamy sand, and in a few others the surface layer has been removed for use as topsoil. The areas where the surface layer has

been removed range from 1 to 2 acres and are shown on the soil map by a "severely eroded spot" symbol. Included areas make up about 15 percent of this unit.

This Naumburg soil has rapid permeability and low available water capacity. Surface runoff is very slow. The depth to bedrock is generally 5 feet or more. The water table in the soil is at or near the

surface during winter and spring and drops to a depth of 3 feet or more during summer. The fluctuating water table and cemented parts in the subsoil restrict the rooting depth. Unless limed, the

surface layer is extremely acid or very strongly acid.

Most areas of this soil are used for woodland. Some small areas are used for grass and pasture.

Wetness, low available water capacity, and acidity make this soil poorly suited for farming.

The soil is suitable for trees, but the use of harvesting equipment is restricted during wet seasons and uprooting is a hazard during windy periods.

The seasonal high water table and rapid permeability limit this soil for most urban uses and cause a hazard of ground-water contamination if the soil is used for septic sewage disposal.

The capability subclass is IVw.

Na
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TOWN OF WELLS, MAINE
STAFF REVIEW COMMITTEE

Meeting Agenda
Tuesday, November 15, 2016, 9:00 AM

Town Hall Meeting Room, Second Floor
208 Sanford Road, Wells

MINUTES
October 12, 2016

DEVELOPMENT REVIEW & WORKSHOP

I. MILLENIUM GRANITE – Richard Bois, owner/applicant. Site Plan Amendment 
to eliminate the timber Sawmill use (Building B); construct two additions (12’ x 28’ 
and 12’ x 40’) to the existing stone saw barn; construct a new accessory building (40’ 
x 80’) to the quarry Mineral Extraction use; and depict minor alterations from the 
2014 site plan approval. Property is located off of 50 Quarry Road and is located 
within the Rural and Shoreland Overlay Districts. Tax Map 46, Lot 20-3. Receive Site
Plan Amendment Application and workshop V, VI, VII and completeness

II. BROWNS CLAM SHANTY – Bruce and Robert Brown, owners. Sean Brown, 
applicant. Site Plan Amendment to revise the site plan to reflect existing site 
conditions and to comply with prior approved landscaping requirements. The existing 
standard restaurant use to remain. The parcel is located off 198 Post Road and is 
within the General Business District. Tax Map 105, Lot 160. Receive Site Plan 
Amendment Application and workshop V, VI, VII and completeness

III. CAPPYS CONDOMINIUM – The Charles Realty Trust, owner; John Kugler, 
Attorney; Frank Emery, Surveyor. Site Plan Amendment for approval of existing site 
conditions, change to lot coverage, reconfigure parking, alter dumpster locations, 
update propane tank locations, and create 2 condominium elements. Existing Standard
Restaurant use; Business Office and Retail uses; Dwelling Units and Housekeeping 
Cottage units to remain unchanged. The parcel is located off of 166 Post Road and is 
within the General Business District. Tax Map 105, Lot 14A. Receive Site Plan 
Amendment Application and workshop V, VI, VII and completeness

OTHER BUSINESS

ADJOURN
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