Meeting Agenda
Monday, January 23,2017, 7:00 PM
Littlefield Meeting Room, Town Hall
208 Sanford Road
CALL TO ORDER AT 7:00 pm & DETERMINATION OF QUORUM

MINUTES
I. JANUARY 9, 2017 DRAFT MEETING MINUTES
DOCUMENTS:
PB MIN 01-09-17.PDF
PUBLIC HEARING(S)
DEVELOPMENT REVIEW & WORKSHOPS
I. HIDDEN COVE BREWERY

Fire & Brew Inc. owner; Richard Varano, applicant; Site Plan Amendment
Application to construct a new 3,800 SF building for Business Wholesale use, to
eliminate the Fast-Food Restaurant use and adjust the Standard Restaurant
seating. The property is located off of 73 Mile Road within the General Business
and 250’ Shoreland Overlay District. Tax Map 121, Lot 14. Workshop
comments from the public hearing and draft completeness and compliance
items
DOCUMENTS:
HIDDEN COVE BREWERY AMEND APP MEMO 01-20-17.PDF
HIDDEN COVE BREWERY AMD DRAFT COMPLETENESS 01-1917.PDF
HIDDEN COVE BREWERY DRAFT FOF 01-20-17.PDF
HIDDEN COVE REV PLAN DRAFT 01-19-17.PDF
II. WELLS BEACH ENVIRONMENTAL

Quiland, Inc. owner; Peter Garthwaite, applicant. Post Road Surveying, Inc.
agent. Site Plan Pre-Application for a Recycling Facility which shall consist of
various concrete pads, buildings, a scale and scale house. The application will also
involve the merging of 3 parcels into 1 parcel. The 3 parcels are part of the
Berwick Road Business Park Subdivision. The properties are located within the
Light Industrial District and are off of Willie Hill Road. Tax map 40, Lot 3-9, 3-10
and 3-11. Review abutter letters, report on individual observations,
determine if a Site Walk is necessary
DOCUMENTS:
WELLS BEACH ENVIRONMENTAL PRE- APP MEMO 01-20-17.PDF
WELLS BEACH ENVIRONMENTAL MGL SITE WALK MEMO 01-2017.PDF

determine if a Site Walk is necessary
DOCUMENTS:
WELLS BEACH ENVIRONMENTAL PRE- APP MEMO 01-20-17.PDF
WELLS BEACH ENVIRONMENTAL MGL SITE WALK MEMO 01-2017.PDF
WELLS BEACH ENVIRONMENTAL ABUTTER EMAIL DOLAN 01-1717.PDF
WELLS BEACH ENVIRONMENTAL ABUTTER LETTERS 01-10-17.PDF
III. DOGGIE COTTAGE -

Colette Akerly, owner; Sean & Renee Kelley, applicant. Site Plan Application for
a Kennel to include daycare and boarding within the existing garage/barn,
construct a 15’ x 20’ addition; outdoor play-yards; and associated parking. The
property is located within the Rural District and is off of 1103 North Berwick
Road. Tax Map 24, Lot 45. Consider receiving Site Plan Application,
workshop initial review comments - POSTPONED FROM THE 1-23-17
AGENDA
DOCUMENTS:
DOGGIE COTTAGE APP MEMO 01-20-17.PDF
DOGGIE COTTAGE DRAFT COMPLETNESS 01-20-17.PDF
DOGGIE COTTAGE SITE PLAN APP SUBMISSION 01-09-17.PDF
OTHER BUSINESS
I. STAFF REVIEW COMMITTEE AGENDA
DOCUMENTS:
01-18-17 SRC AGENDA.PDF
II. WORKSHOP PRELIMINARY DRAFT OF MEDICAL MARIJUANA ORDINANCES
DOCUMENTS:
PB MEMO RE MEDICAL MARIJUANA FACILITY MEMO 01-20-17.PDF
CHAPTER 145 MJ PROPOSED DRAFT 1-20-17.PDF
ORDINANCE QUESTION MED MJ RETRO DRAFT 01-19-17.PDF
III. WORKSHOP PRELIMINARY DRAFT OF RECREATIONAL MARIJUANA
ORDINANCES
ADJOURN

TOWN OF WELLS, MAINE
PLANNING BOARD

Meeting Minutes
Monday, January 9, 2017, 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 and Charles Anderson. All members are voting tonight. Staff
present: Mike Livingston, Town Engineer/Planner and Cinndi Davidson, Meeting Recorder.
PUBLIC HEARINGS
I.

BRANCH BROOK ESTATES – Persis Ensor, Trustee of the Persis L. Ensor Revocable
Trust, owner; Dogwood Circle, LLC, applicant; Kimball Survey & Design; surveyor;
Nonesuch River Engineering, engineer. Preliminary Subdivision Application for a 13
lot/dwelling unit residential cluster subdivision with designated Open Space and a private
roadway with cul-de-sac. The parcel is located off of Wire Road and is within the Rural,
Aquifer Protection and Shoreland Overlay Districts. Tax Map 74, Lot 2.

Don Murphy, applicant, Lee Allen of Nonesuch River Engineering, and Isaiah Plante of Kimball
Survey & Design were present. Mr. Plante described the plan for a 13 unit major residential
cluster subdivision. Frontage for 3 lots will be on Wire Road and for 10 lots on a private road to
be constructed. Each lot will have individual well and septic systems and underground utilities.
A detention pond in a low spot discharges into a ravine and eventually into Branch Brook.
There were no questions or comments from members of the public.
MOTION
Motion by Mr. Raftopoulos, seconded by Mr. Toomey, to close the public hearing. PASSED
unanimously.
II.

HIDDEN COVE BREWERY – Fire & Brew Inc. owner; Richard Varano, applicant;
Site Plan Amendment Application to construct a new 3,800 SF building for Business
Wholesale use, to eliminate the Fast-Food Restaurant use and adjust the Standard
Restaurant seating. The property is located off of 73 Mile Road within the General
Business and 250’ Shoreland Overlay District. Tax Map 121, Lot 14.
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Don Giguere represented the applicant and described the proposal for a 3800 sq. ft. building to
expand the brewery and storage space. Mr. Millian has read the abutters’ comments and asked if
there will be any fires on the premises. Mr. Giguere said they no longer use the brick ovens.
Public comment was solicited.
The attorney representing the Sea Marsh Condominium Association read a statement into the
record. Residents’ concerns include drainage and flooding in some of the units, noise, odors,
traffic and the failure to meet requirements from previous applications. He distributed photos
showing the fence and arbor vitae along the property line. He urged the Board to consider a
stormwater analysis and require appropriate buffers. Several residents of Sea Marsh described
stormwater runoff, flooding in their units and noise from the equipment. Mr. Giguere said that
several abutters mentioned a pipe and manhole during the site walk. Mr. Livingston checked
with the Public Works Department and they have no information about any town drainage
system in that area. Surface drainage runs from the Hidden Cove property onto the abutters’
property. Mr. Giguere said whenever there are heavy rains the restaurant basement floods, too.
The packets have a copy of the estimate for drainage work by T. C. Hafford on the Sea Marsh
site. No drainage analysis by an engineer has been submitted to the Planning Department. Mr.
Toomey asked about runoff from the Hannaford side. The swale on that side doesn’t have a
culvert opening. There may be an opening onto Merrifield Court, but no catch basin in the culde-sac. There is a mild slope in the direction of Sea Marsh. Riprap is being proposed to catch the
roof runoff from the new building. Impervious surface will not increase so there should be no
increase in stormwater impact.
Mr. Anderson asked the abutters to point out the location of their units. One is at the back corner
near the Varano property and the other is a second floor unit overlooking Mile Road and the
Varano property. Mr. Livingston said that Sea Marsh was constructed before there were site
plan approvals and there are no plans on file with the Town. The fence straddles the property line
and both property owners have to agree on repairs. The fence on the other side is on the
Hannaford property. The fence on the south side seems to be in good condition. Mr. Anderson
said that an engineering study is needed to find out where the pipes are and determine the
direction of the flow.
MOTION
Motion by Mr. Raftopoulos, seconded by Mr. Anderson, to close the public hearing. PASSED
unanimously.
MINUTES
December 19, 2016
MOTION
Motion by Mr. Toomey, seconded by Mr. Anderson, to accept the minutes as written. PASSED
3-0-1 with Mr. Raftopoulos abstaining.
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DEVELOPMENT REVIEW & WORKSHOPS
I.

LAUZE SUBDIVISION – Roland A. Cole, etal, owner; Jefferson Homes, Inc., David
Lauze, applicant. Subdivision Pre-Application for a 3 lot/ dwelling unit minor
subdivision located off of Littlefield Road on approximately 5 acres of an existing 75
acre parcel of land. Parcel is located within the Residential A District. Tax Map 75, Lot 1.
Receive Subdivision Pre-Application and determine a site walk

MOTION
Motion by Mr. Raftopoulos, seconded by Mr. Anderson, to receive the subdivision preapplication. PASSED unanimously.
Chris Mende of Civil Consultants represented the applicant. The family plans to convey about 5
acres out of a 75 acre parcel and the buyer will create a 3 unit residential subdivision. Each house
will have an individual well and septic system. Mr. Livingston said the Board cannot do site
walks from January through March but the applicant can proceed at his own risk in the interim.
The site walk is necessary before the public hearing, and the abutters across Route 9B may have
comments at the public hearing. A hydrogeologic study is required because the lot size is less
than 100,000 sq. ft. unless the Board grants a waiver. Mr. Livingston said the owner could add 5
acres as open space at the back; it would help the 3:1 length to width ratio and eliminate the need
for the study. Mr. Mende will discuss that with the applicant.
MDOT requires some clearing for the sight distance and is responsible for the entrance permits.
Sight distances should be shown on the plan. DEP has looked at the old gravel pit on the east
side of the property and didn’t find any vernal pools.
II.

WELLS BEACH ENVIRONMENTAL - Quiland, Inc. owner; Peter Garthwaite,
applicant. Post Road Surveying, Inc. agent. Site Plan Pre-Application for a Recycling
Facility which shall consist of various concrete pads, buildings, a scale and scale house.
The application will also involve the merging of 3 parcels into 1 parcel. The 3 parcels are
part of the Berwick Road Business Park Subdivision. The properties are located within
the Light Industrial District and are off of Willie Hill Road. Tax map 40, Lot 3-9, 3-10
and 3-11. Receive Site Plan Pre-Application and determine a site walk

MOTION
Motion by Mr. Raftopoulos, seconded by Mr. Anderson, to receive the site plan pre-application.
PASSED unanimously.
Peter Garthwaite, applicant, and Jim Wright of Post Road Surveying presented the plan for a
recycling facility on 3 lots along Willie Hill Road. A fire pond is on the westerly lot; road access
to the hydrant will be improved and the loop drive will be kept for the Fire Department. Much of
the vegetation has been cleared for the sight distances. Mr. Millian said the Board members are
familiar with the site and a site walk can probably be waived. Since this is in the industrial zone,
he asked the applicant to get letters from both abutters indicating that they have no problem with
the project. Mr. Wright will mark the driveway entrance by this weekend and Board members
will drive by. The wetlands are marked with blue flags.
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III.

BRANCH BROOK ESTATES – Persis Ensor, Trustee of the Persis L. Ensor Revocable
Trust, owner; Dogwood Circle, LLC, applicant; Kimball Survey & Design; surveyor;
Nonesuch River Engineering, engineer. Preliminary Subdivision Application for a 13
lot/dwelling unit residential cluster subdivision with designated Open Space and a private
roadway with cul-de-sac. The parcel is located off of Wire Road and is within the Rural,
Aquifer Protection and Shoreland Overlay Districts. Tax Map 74, Lot 2. Workshop
comments from the public hearing and Preliminary Findings of Fact & Decisions
for possible approval

The recommendations in Mr. Livingston’s memo were reviewed.
MOTION
Motion by Mr. Raftopoulos, seconded by Mr. Anderson, to allow the lot sizes to be reduced from
100,000 sq. ft. to the sizes proposed. PASSED unanimously.
MOTION
Motion by Mr. Raftopoulos, seconded by Mr. Anderson, to allow the front setbacks to be
reduced from 25’ to 20’ ft. and to allow the lot line setbacks to be reduced from 25’ to 15’.
PASSED unanimously.
MOTION
Motion by Mr. Raftopoulos, seconded by Mr. Anderson, to allow the street frontages to be
reduced from 200’ to those proposed. PASSED unanimously.
MOTION
Motion by Mr. Raftopoulos, seconded by Mr. Anderson, to allow the lot coverage to be 40% on
the lots less than 40,000 sq. ft. PASSED unanimously.
MOTION
Motion by Mr. Raftopoulos, seconded by Mr. Anderson, to allow the 50’ no-cut setback/buffer
for the abutting residential non-clustered Moulton property. PASSED unanimously.
Items for the final subdivision application submission were reviewed. The Preliminary Findings
of Facts & Decisions were reviewed.
MOTION
Motion by Mr. Raftopoulos, seconded by Mr. Anderson, to approve the Preliminary Findings of
Facts & Decisions and authorize the Chairman to sign them at the end of the meeting. PASSED
unanimously.
IV.

HIDDEN COVE BREWERY – Fire & Brew Inc. owner; Richard Varano, applicant;
Site Plan Amendment Application to construct a new 3,800 SF building for Business
Wholesale use, to eliminate the Fast-Food Restaurant use and adjust the Standard
Restaurant seating. The property is located off of 73 Mile Road within the General
Business and 250’ Shoreland Overlay District. Tax Map 121, Lot 14. Workshop
comments from the public hearing and draft completeness and compliance items
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The applicant’s representative had left the meeting. Comments from the public hearing were
discussed. Ownership of the side fence abutting Sea Marsh needs to be determined. The fence
on the Hannaford side isn’t necessary because there are two abutting commercial uses.
Mr. Millian asked about stormwater calculations and runoff. Note 27 refers to the riprap
perimeter as covered by the DEP’s LID standards and our ordinance. There are questions about
the underground pipe to be resolved.
MOTION
Motion by Mr. Anderson, seconded by Mr. Raftopoulos, to continue the workshop for 30 days
and notify the applicant that a representative needs to be present. PASSED unanimously.
V.

PRECISION TRANSMISSION – David R. Roy, owner/ applicant; Sebago Technics,
agent. Site Plan Amendment Application to amend the prior site plan approval and
construct a 4,050 SF building for Business Retail/ Service use and to increase lot
coverage of the property. Existing uses to remain. The property is located within the
Residential Commercial District and is located off of 809 Sanford Road. Tax Map 49, Lot
29-14. Receive Site Plan Amendment Application and workshop completeness

Applicants David Roy and Carmen Roy were present. The recommendations in Mr. Livingston’s
memo were reviewed. The last approval was for 1500 sq. ft. of retail use, either in the existing
building or in a new building. Mr. Roy is still considering his options and asked for both.
Fencing and vegetation create a good screen for the residential abutters. The Board will make a
final determination after the public hearing. There is a good landscape buffer along Route 109.
LID measures are recommended for the stormwater runoff from the roof. The applicant plans to
pave and stripe the parking lot after the new building is up. The lighting fixtures will be LED.
The new building will be tied in to the existing well and septic system and power will come from
the pole in back. The consensus was that a traffic study isn’t needed.
MOTION
Motion by Mr. Raftopoulos, seconded by Mr. Toomey, to appoint Mr. Livingston completeness
agent and authorize him to schedule a public hearing. PASSED unanimously.
VI.

DOLLAR GENERAL – LSM Inc. c/o Harold Boucher, owner; Zaremba Program
Development, LLC, applicant; Nobis Engineering, agent. Site Plan Application for a
9,100 Business Retail building and associated parking to be located on a 2.06 acre parcel
to be divided off of Map 144, Lot 1. Property is currently identified as being located off
of 2060 Post Road and is within the General Business District. Tax Map 144, Lot 1.
Receive Site Plan Application and workshop completeness

MOTION
Motion by Mr. Raftopoulos, seconded by Mr. Toomey, to receive the site plan application.
PASSED unanimously.
Chris Nadeau of Nobis Engineering represented the applicant. Mr. Livingston’s memos dated
January 5 & 6 were reviewed. Lot ownership needs to be clarified. The tax map shows one 7
acre lot but historically there were two lots. Piles of material may be in a filled wetland area,
which would require a DEP permit and removal/restoration. Some areas on the plan are
identified as “currently under excavation” and need clarification.
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A traffic evaluation was submitted and 67 peak hour trips are projected for Saturdays. Dual exit
lanes are not recommended for that traffic volume. Stacking of the middle lane was not
addressed. A DOT traffic permit isn’t triggered but the Board may want a peer review. The
proposed new entrance is next to an existing crosswalk and should be moved.
The overhead utilities need to meet CMP’s 10’ tree/limb clearing and would be within 4’ of the
north property line. Other options are using the pole on the south property line or having
underground utilities. Capacity and design letters are required from the Water and Sewer
Districts. Route One is under a 5 year moratorium from the 2013 rebuild and the water main is
under the pavement. The proposed 300’ service line would be a private line not allowed in a
public ROW, and would be too close to the water line. The proposed lighting is too bright and a
photometric plan is needed.
Fire access will be discussed at the SRC. There is access for trucks on 2 sides, but there should
be access for personnel on a third side. The applicant is working with DEP on the issue of soil
contamination and samples have been taken. The building design was changed because of the
cost of the stormwater system. Mr. Millian said the design has to fit in that area and a box would
not be approved. If necessary the owner should find another location. Mr. Livingston said the
Town has landscaping requirements for commercial properties that must be met.
MOTION
Motion by Mr. Raftopoulos, seconded by Mr. Toomey, to continue the workshop for 30 days.
PASSED unanimously.
OTHER BUSINESS
~Staff Review Committee 12/27/16 Agenda
~CEO/Planner site plan reviews and approvals update
Seagull Condominium Association is relocating some porches.
~Field Change approvals
Wells Public Library replaced some landscaping.
~The finalized 2017 meeting calendar is in tonight’s packets.
Some abutters were present for the Dollar General workshop. Mr. Millian advised them that
there is not a public hearing tonight, but they can submit comments to the Planning Office for the
Board. A public hearing will be held later.
ADJOURN
MOTION
Motion by Mr. Raftopoulos, seconded by Mr. Anderson, to adjourn and sign Findings. PASSED
unanimously.
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MINUTES APPROVED _____________________________________________, 2016
ACCEPTED BY:

_____________________________
Robert Sullivan, Secretary

______________________________________
Cinndi Davidson, Recorder
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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
Shannon M. L. Belanger, Planning Assistant

mlivingston@wellstown.org
sbelanger@wellstown.org

Site Plan Amendment Application Memo
Date:

January 20, 2017

To:

Planning Board

From: Planning Office
Re:

Fire & Brew/ Hidden Cove Brewery – Site Plan Amendment Application - Map 121, Lot
14

Richard Varano has submitted a site plan amendment application and plan to obtain
approval for the following: increase the Standard Restaurant seating from 38 seats to
60 seats; to eliminate the prior approved 200 SF Fast Food Restaurant use (food
truck); and to obtain approval for a 3,800 SF new building for the brewery to expand
into (total of 8,345 SF). The brewery is considered a Business Wholesale/ Business
Retail, including manufacturing use). The parcel is located off of 73 Mile Road and is
within the General Business and 250’ Shoreland Overlay District. The property is
served by public sewer and public water and is identified as Tax Map 121, Lot 14.
§ 145-70. Applicability.
All uses identified as permitted with site plan approval in Article V shall be subject to the requirements of
this article in the following situations:
A. A new use is proposed on a lot;
B. Resumption of a use which has been discontinued for at least two years is proposed; or
C. An existing use proposes to expand its gross floor area and/or land area. Yes, Standard Restaurant
seating increase and 3,800 SF new building proposed for Business Wholesale/ Retail including
manufacturing uses
§ 145-71. Reviewing authority. [Amended 4-19-1997]
A. The reviewing authority for uses or structures requiring site plan review under Article V shall be
determined by the Reviewing Authority Chart. Editor's Note: The Reviewing Authority Chart is included at the end of
this chapter. [Amended 4-18-1998] The amendments sought requires Planning Board approval.
B. If a particular reviewing authority is set forth in sections of the Wells Municipal Code other than
Subsection A of this section for a particular use, structure or procedure that conflicts with the above
chart, such other sections of the Code will control with respect to the proper review authority.
§ 145-72. Applications. [Amended 4-26-1996]
Appropriate application forms shall be available from the Office of Planning and Development. All
applications shall be filed with the Office of Planning and Development, and the application fee shall be
paid to the Town of Wells.
§ 145-73. Fees.

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

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; 11-72000]

§ 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 9/23/16 and again on 12/9/16 the Code
Officer determined the uses are permitted.

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

Abutter notification mailed

9/23/16 and 12/9/16

[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
received the amendment application on 12/19/16

(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 12/9/16; meeting was on
12/19/16

(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. SRC commented on the application for the Planning Board on 12/27/16
(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 the following Article V, VI, VII and draft
completeness (145-77) review comments:
a. Plan labelling and minor note changes/additions recommended.
b. Site Plan notes have been added for the following: No outside seating is
permitted; use of the pizza oven is prohibited and trucks parking within the
street is prohibited.
c. Plan has been updated to reflect the accurate location of the Shoreland
Overlay District. This results in only 601 SF of the parcel to be located within
the Shoreland Overlay zone. Lot coverage calculations for the GB and
Shoreland zones have been updated. See note 15.
d. Planning Board to consider granting a waiver of requiring property
contours to be depicted.
e. Planning Board to determine if additional traffic information is needed.
f. It is recommended Note 22 be revised: “The parcel and its uses shall comply
with the requirements of 145-45, Noise. No outdoor music is permitted.”
g. Residential Abutter Screening/ Buffering:
i.

ii.

This parcel abuts residential abutters (Map 121, Lots 13, 9B, and
8A). This property provides a solid 6’ tall fence along the southerly
and easterly boundaries for these residential abutters.
Evergreen shrubs exist and shall be maintained in the locations
depicted on the site plan. These evergreens are to dampen noise
issues for the southerly and easterly abutters. The applicant shall
maintain 6 arborvitae plantings around the compressor area. Said
plantings shall be installed prior to the issuance of a certificate of

occupancy for the new building or no later than 06/01/17. (Note
17a)
See note 17b If noise continues to be an issue for abutters and
the Code Office and/or Police Department have determined noise
issues remain, a 6’ tall solid fence shall be installed as depicted on
the site plan around the arborvitae plantings adjacent to the
compressor area.

iii.

1. Is the fence along Lot 13 in need of repair or replacement
and should it be located on the westerly side of the
apparent lot line of occupation? (see note 18 on the site
plan).
2. Is the second fence noted in 17b necessary?
iv.

Planning Board to determine if the existing 6’ tall solid
fencing and plantings satisfy residential screening
requirements and if note 17 satisfies residential abutter
screening requirements and noise concerns.

h. Mile Road Landscape Buffer:
i.

ii.
iii.

iv.
v.

i.

An existing landscaped strip exists along Mile Road which is
located within the Mile Road right-of-way. An existing landscaped
island is located around the existing sign.
The north westerly corner of this property proposes grass/
landscaping and 6’ tall shade trees.
The pavement to be removed at the northwesterly corner to be
loamed and seeded for grass. The 15’ landscaped buffer to be
extended to the entrance/exit.
All required pavement removal and tree and shrub plantings to be
completed no later than 6-1-2017. (see site plan note 17)
The Planning Board to review the proposed 15’ wide
landscaped buffer and determine if sufficient.

Parking:
i.
ii.

iii.

iv.

Parcel uses require 23 (restaurant)+30 (wholesale /retail,
manufacturing) = 53 spaces
27 paved spaces and 10 seasonal grass spaces are proposed for
a seasonal total of 37 spaces. 10 grass spaces are for employee
parking only.
Planning Board to consider granting a reduction in the
required parking based on the business hours of operation.
The Wholesale/Retail, manufacturing use is restricted to 8AM4PM and the Restaurant is restricted to opening at 3pm. The
parcel is also near a trolley stop, a bus stop, and utilizes
sidewalks for pedestrian traffic. Based on the hours
restricting business operation, a maximum of 30 spaces are
needed; with only 27 year round paved spaces being
provided.
The Planning Board granted a waiver on 12-19-16 to permit 13
grass parking spaces to be used May 1 to November 1 of
each year. After plan revisions and the proposed new
dumpster area/propane tank area, only 10 employee grass
spaces are feasible. (Note 16 waiver note to be revised)

j.

Utility Connections:
i.

ii.

iii.

Recommendation to add the following note to the site plan: Water,
sewer, and other utility connections to be installed from the
existing building services.
A KKWWD letter dated 11-30-16 has been provided for the
proposed amendment. An updated letter is necessary from
KKWWD as it states the restaurant use is being removed. The
restaurant use is staying and the Brewery is expanding.
A WSD letter for the proposed amendment has been provided,
dated 12-16-16.

k. Emergency Access:
i.

ii.

Concerns from the Fire Chief at the Staff Review Committee were
raised regarding the proposed addition limiting access to the
existing building in the southeast corner of the lot. (paved sidewalk
or grass paver sidewalk/lane to wrap around the building for
access?)
Applicant hasn’t provided information on how access concerns will
be addressed.
1. Cul-de-sac of Merrifield Court is 75 feet from the existing
building. Proposed building is 45 feet from the Hannaford
access road. Will the buildings emergency egress exits
have a maintained walkway around the building?

iii.
iv.
v.

A letter from the Fire Chief has not been provided yet. The
applicant should consult with the Fire Chief.
Portions of the existing building that have a sprinkler systems
should be labelled on the site plan.
Is a sprinkler system required for the new building?

3. The Planning Board to continue the workshop to the next meeting.
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Project Name/District:

Fire & Brew/ Hidden Cove Brewery - Amendment/ General
Business & 250’ Shoreland Overlay District – Tax Map 121,
Lot 14

Prepared By:

Office of Planning & Development

Date of Review: 12/15/16; 01/19/17
Company Name: Town of Wells

Article X
Site Plan Approval
Application Meet Requirements

§ 145-77. Data Requirements [Amended 426-1996]

Yes

Any application presented for approval shall include the following
information if applicable:
A.
A site plan drawn at a scale not smaller than one inch equals 40
feet which shall contain the following information:
(1)
The name and address of the applicant plus the name of
the proposed development.
(2)

Y

No

NA

Waiver

Comments

Plan scale is 1” = 20 feet.
Applicant and owner names and addresses provided.

Y*

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

See note 15. The parcel is in the GB zone and
Shoreland Overlay zone.
Shoreland Overlay zone area of the lot is 601 SF in size.
Of that 601 SF, 181 SF is lot coverage for a 30.02%
total lot coverage.

Y

General Business zone area of the lot is 32,394 SF. A
total of 19715 SF of lot coverage is proposed for a
60.86% total. Existing site conditions total 20,495 SF in
lot coverage or 63.27%.
Existing Total gross floor area of structures is noted to
be 4,982 SF. The 2-story portion of the existing building
labelled.
Proposed building is 3,800 SF.
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Project Name/District:

Fire & Brew/ Hidden Cove Brewery - Amendment/ General
Business & 250’ Shoreland Overlay District – Tax Map 121,
Lot 14

Prepared By:

Office of Planning & Development

Company Name: Town of Wells
Application Meet Requirements

§ 145-77. Data Requirements [Amended 426-1996]
(3)

(4)

(5)

(6)
(7)

(8)

(9)

Yes

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

The size, location, direction and intensity of illumination of
all major outdoor lighting apparatus and signs.
The type, size and location of all incineration devices.
The type, size and location of all machinery likely to
generate appreciable noise at the lot lines.
The location, type and size of all existing and proposed
catch basins, storm drainage facilities, wetlands, streams
and watercourses and all utilities, both above and below
ground.
All existing contours and proposed finished grade
elevations of the portions of the site which will be altered
and the system of drainage proposed to be constructed.
Contour intervals shall be specified by the reviewing
authority. This requirement may be waived by the
reviewing authority if no additional lot coverage is
proposed or the proposed lot coverage is less than 30%
and has an area of less than 15,000 square feet.

Date of Review: 12/15/16; 01/19/17

No

NA

Waiver

Comments

Y

Boundary Survey & Site plan prepared by Dana A. Libby, PLS
#1350 of Corner Post Land Surveying, Inc. dated 12-14-2016;
revised 1-17-2017.

Y

See note 8.The existing building does not meet the
setback from Map 121, Lot 13 but is grandfathered in
this non-conformity as no changes to the restaurant
structure are proposed.
Parking area light poles are 5.5’ tall. See note 20. Proposed
building to have any exterior lighting? If so a lighting
detail is needed.
No such devices exist or are proposed.
Applicant confirmed compressor locations as depicted on the
site plan. Vegetation buffers/ fencing are proposed to lesson
noise. See note 17.
See note 27 and plan for rip rap trench details proposed.

Y*
NA
Y

Y*

Add recommended note to plan: Water, sewer, and other
utility connections to be installed from the existing
building services.

W

Property contours are not noted on the plan. Planning Board
to consider granting a waiver of requiring parcel contours
to be depicted.
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Project Name/District:

Fire & Brew/ Hidden Cove Brewery - Amendment/ General
Business & 250’ Shoreland Overlay District – Tax Map 121,
Lot 14

Prepared By:

Office of Planning & Development

Company Name: Town of Wells
Application Meet Requirements

§ 145-77. Data Requirements [Amended 426-1996]
(10)

Date of Review: 12/15/16; 01/19/17

Yes

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

No

NA

Waiver

Comments
Existing fencing, the sidewalk along Mile Road, and parking
spaces are labelled.

Y

Planning Board to consider granting a reduction in
the required parking based on the business hours of
operation. The Wholesale/Retail, manufacturing use
is restricted to 8AM- 4PM and the Restaurant is
restricted to opening at 3pm. The parcel is near a
trolley stop, a bus stop, and utilizes sidewalks for
pedestrian traffic.
Planning Board to consider revising the granted
waiver to permit 10 grass parking spaces. (prior
waiver was for 13 spaces, but light pole locations
limit the number to 10).
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Project Name/District:

Fire & Brew/ Hidden Cove Brewery - Amendment/ General
Business & 250’ Shoreland Overlay District – Tax Map 121,
Lot 14

Prepared By:

Office of Planning & Development

Company Name: Town of Wells
Application Meet Requirements

§ 145-77. Data Requirements [Amended 426-1996]
(11)

Date of Review: 12/15/16; 01/19/17

Yes

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

No

NA

Waiver

Comments
This parcel abuts residential abutters (Map 121, Lots 13,
9B, and 8A). This property provides a solid 6’ tall fence
along the southerly and easterly boundaries for these
residential abutters. Evergreen shrubs exist and shall be
maintained in the locations depicted on the site plan.
These evergreens are to dampen noise issues for the
southerly and easterly residential abutters. The
applicant shall maintain 6 arborvitae plantings
around the compressor area. Said plantings are
recommended to be installed no later than 6-1-17.

Y

See note 17B. If noise continues to be an issue for
abutters and the Code Office and/or Police Department
have determined noise issues remain, a 6’ tall solid
fence shall be installed as depicted on the site plan
around the arborvitae plantings adjacent to the
compressor area.
PB to determine if the existing 6’ tall solid fencing
and plantings satisfy residential screening
requirements and if note 17 satisfies residential
abutter screening requirements and noise concerns.
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Project Name/District:

Fire & Brew/ Hidden Cove Brewery - Amendment/ General
Business & 250’ Shoreland Overlay District – Tax Map 121,
Lot 14

Prepared By:

Office of Planning & Development

Company Name: Town of Wells
Application Meet Requirements

§ 145-77. Data Requirements [Amended 426-1996]

Date of Review: 12/15/16; 01/19/17

Yes

No

NA

Comments

Waiver

A small existing landscaped island and strip exists along
Mile Road most of which is partially located within the
Mile Road right-of-way. The north westerly boundary of
this property proposes grass/ landscaping and trees.
The pavement to be removed at the northwesterly
corner to be loamed and seeded for grass . The 15’
landscaped buffer to be extended to the
entrance/exit. This is recommended to be completed
no later than 6-1-2017.
The Planning Board to review the 15’ wide
landscaped buffer and determine what will be
sufficient.
(12)

B.
C.

D.

All existing or proposed rights-of-way, easements and
other legal restrictions which may affect the premises in
question.
(13) The locations, names and widths of all existing and
proposed streets abutting the premises.
(14) The lot lines of all lots abutting the proposed
development, including those lots across the street,
together with the names on file in the Town offices as of
the date of the application.
(15) An appropriate place for the signature(s) of the reviewing
authority.
Documentation of right, title or interest in the proposed site.
An on-site soils investigation report by a Maine Department of
Human Services licensed site evaluator (unless the site is to be
served by public sewer). The report shall identify the types of
soil, location of test pits and proposed location and design for the
subsurface disposal system.
The amount and type of any raw, finished or waste materials to
be stored outside of roofed buildings, including their physical and
chemical properties, if appropriate.

NA

See deed and plan references

Y

See note 4. Mile Road is noted.

Y

Abutters are identified.

Y

Planning Board signature block provided.

Y

A deed for the property has been included in the file

NA

NA

Applicant confirms no waste materials to be stored outside of
roofed buildings on the property. All storage shall be enclosed
within existing roofed buildings on the property.
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Project Name/District:

Fire & Brew/ Hidden Cove Brewery - Amendment/ General
Business & 250’ Shoreland Overlay District – Tax Map 121,
Lot 14

Prepared By:

Office of Planning & Development

Company Name: Town of Wells
Application Meet Requirements

§ 145-77. Data Requirements [Amended 426-1996]
E.

Yes

No

NA

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

G.

If the proposed use will be connected to the Kennebunk,
Kennebunkport and Wells Water District water system, a letter
from the Water District stating that adequate line and supply
capacity to serve the proposed use will be available.
Traffic data. Only the Planning Board may require that a site plan
application include a traffic engineering study should the project
be considered one of substantial magnitude along any of the
Town's state highways where fast-moving traffic occurs (i.e.,
Route Nos. 1, 109, 9, 9-A and 9-B). Should a traffic study be
requested by the Planning Board, the following data shall be
included:
(1)
The estimated peak-hour traffic to be generated by the
proposal.
(2)
Existing traffic counts and volumes on surrounding roads.
(3)
Traffic accident data covering a recent three-year period.
(4)
The capacity of surrounding roads, municipal facilities,
parking and any improvements which may be necessary
on such roads and facilities to accommodate anticipated
traffic generation.
(5)
The need for traffic signals and signs or other directional
markers to regulate anticipated traffic.

Waiver

Comments
A updated capacity letter from the Wells Sanitary District dated
12-16-2016 has been provided for the proposed project
expansion.

Y*

F.

Date of Review: 12/15/16; 01/19/17

The site plan does not state how the proposed building
will be connected to the sewer system. Add
recommended note to plan: Water, sewer, and other utility
connections to be installed from the existing building
services.
A letter dated 11/30/16 from the KKW Water District was
received stating adequate water supply is available for the
proposed project. An updated letter is needed as the letter
states the restaurant is to be eliminated; the restaurant
use is proposed to stay.

Y

NA

The Planning Board to determine if traffic information is
necessary.
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Project Name/District:

Fire & Brew/ Hidden Cove Brewery - Amendment/ General
Business & 250’ Shoreland Overlay District – Tax Map 121,
Lot 14

Prepared By:

Office of Planning & Development

Company Name: Town of Wells
Application Meet Requirements

§ 145-77. Data Requirements [Amended 426-1996]
H.

I.

J.

Yes

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]
A stormwater management plan, prepared by a registered
professional engineer in accordance with the most recent edition
of Stormwater Management For Maine: BMPS Technical Design
Manual, published by the Maine Department of Environmental
Protection, 2006. Another methodology may be used if the
applicant can demonstrate it is equally or more applicable to the
site. A drainage analysis may be waived by the Planning Board
upon request of the applicant and submittal of a letter from a
registered professional engineer stating that there will be no
adverse impacts to adjacent or downstream properties. [Added
4-27-2007]
Any other information or data the reviewing authority determines
is necessary to demonstrate compliance with the standards of
§ 145-75. [Added 4-27-2007]

Date of Review: 12/15/16; 01/19/17

Y

Y

No

NA

Waiver

Comments
The standard condition of approval notes address Best
Management Practices and are to be referenced on the site
plan. See note 29.

A stone rip rap trench is proposed to capture roof runoff
of the proposed new building. See plan note 27. The
proposed stormwater management method meets the
requirement of 145-75E and more particularly 20212F(4)(g) as an accepted MDEP low-impact
development (LID) technique.
The proposed development will result in a lot coverage
reduction.

NOTES:
1. See the Article V and VI review checklist comments.
2. Emergency Access:
i.

ii.
iii.
iv.
v.

Concerns from the Fire Chief at the Staff Review Committee were raised regarding the proposed addition
limiting access to the existing building in the southeast corner of the lot. (paved sidewalk or grass paver
sidewalk/lane to wrap around the building for access?)
Applicant hasn’t provided information on how access concerns will be addressed.
A letter from the Fire Chief has not been provided yet.
What portions of the existing building have sprinkler systems? Site plan to note.
Is a sprinkler system required for the new building?
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Chapter 145, Article X
Site Plan Approval
PROJECT INFORMATION
General:

Project Name:
Applicant:
Landowner:
Location:
Existing Use:

Proposed Land Use:

Project Description:

Hidden Cove Brewery
Richard Varano, 216 Mile Road, Wells, ME 04090
Noetic Enterprises, Inc, 216 Mile Road, Wells, ME 04090
73 Mile Road
Standard Restaurant, 38 seats and4,545 SF Business Wholesale/Business Retail,
including Manufacturing use for Brewery and 200 SF Fast-Food Restaurant use (food
truck)
Standard Restaurant, 60 seats and 8,345 SF Business Wholesale/Business Retail,
including Manufacturing use for Brewery
Tax Map 121, Lot 14
General Business & 250’ Shoreland Overlay District

Tax Parcel ID:
Zoning District:
Art VII Performance
Standards:
None
Design Engineer:
None
Plan Submission Date:
11/30/2016
Richard Varano has submitted a site plan amendment application and plan to obtain approval for the following: increase
the Standard Restaurant seating from 38 seats to 60 seats; to eliminate the prior approved 200 SF Fast Food Restaurant
use (food truck); and to obtain approval for a 3,800 SF new building for the brewery to expand into (total of 8,345 SF).
The brewery is considered a Business Wholesale/ Business Retail, including manufacturing use). The parcel is located
off of 73 Mile Road and is within the General Business and 250’ Shoreland Overlay District. The property is served by
public sewer and public water and is identified as Tax Map 121, Lot 14.

Completeness
Determination:

12/19/2016

Public Hearing:

01/09/2017

Town Engineer/Planner appointed completeness agent. Found complete on 12/27/16 for
purposes of scheduling a Public Hearing
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Staff Review Mtg:

12/27/2016

PROJECT HISTORY
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.
14.
15.
16.
17.
18.
19.
20.
21.
22.

On 9/20/2016 the applicant submitted a site plan pre-application and sketch plan to the Planning Office.
On 9/23/16 the Code Enforcement Officer found the use proposed to be permitted and abutters were mailed notice of the use determination and of the 10/3/16
Planning Board meeting.
On 9/29/16 the Planning Office prepared a memo for the Planning Board and applicant.
On 10/3/16 the Planning Board received the site plan pre-application and scheduled a site walk for 10/15/16.
On 10/15/16 the Planning Board conducted a site walk of the property.
On 10/17/16 the Planning Office prepared a site walk results memo.
On 10/17/16 the Planning Board reported the results of the site walk.
On 11/30/16 the applicant submitted a site plan application and plan to the Planning Office.
On 12/6/16 the Planning Office was provided the KKWWD letter.
On 12/9/16 the Code Enforcement Officer found the use proposed to be permitted and abutters were mailed notice of the use determination and of the
12/19/16 Planning Board meeting.
On 12/9/16 the Planning Office emailed recommended plan changes to the applicant.
On 12/15 and 12/16/16 the Planning Office prepared Article V, VI, VII, draft completeness and site plan review comments for the Planning Board and applicant
to workshop.
On 12/16/16 the WSD provided a capacity letter to the Planning Office for the proposed project.
On 12/19/16 the Planning Board received the site plan amendment application, conducted a workshop, voted to allow 13 grass parking spaces for employee
parking and voted to appoint the Town Planner/Engineer as the completeness agent so a public hearing could be scheduled once found complete.
On 12/27/16 the Staff Review Committee commented on the application for the Planning Board.
On 12/27/16 the Planning Office found the site plan complete for purposes of scheduling a public hearing for the 1/9/17 Planning Board meeting.
On 12/29/16 the Planning Office mailed certified mail notice to abutters of the 1/9/17 Planning Board public hearing.
On 1/6/17 the applicant submitted a revised site plan to the Planning Office for review.
On 1/6/17 the Planning Office prepared a memo for the Planning Board and applicant.
On 1/9/17 the Planning Board conducted a public hearing. The workshop was continued as the applicant left the meeting and was not present for the
workshop.
On 1/17/17 the applicant submitted a revised site plan to the Planning Office for review.
On 1/19/17 the Planning Office prepared a site plan with recommended plan changes and updated Article V, VI, VII and draft completeness review checklists
and a memo.
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23. On 1/19/17 the applicant submitted a revised site plan to the Planning Office.
24. On 1/20/17 the Planning Office prepared an updated completes checklist, memo and draft Findings of Fact & Decisions for the Planning Board and application
to workshop.
25. On 1/23/17 the Planning Board conducted a workshop.
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§ 145-75. Criteria and Standards
The following standards shall be applied to all applications for site plan
approval. These standards are intended to provide a frame of reference for
the applicant in the development of his plans and a method of review. These
standards shall be applied reasonably and fairly, when applicable, taking into
account any extenuating circumstances or special features of the property or
its neighborhood.

Comments
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§ 145-75. Criteria and Standards
A.

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

Comments
Parcel has approx. 169.41’ of street frontage along Mile Road. Parcel
does not have multiple street frontages. Snow storage areas depicted on
the plan.
On-street parking is prohibited. See note 21. 39 parking spaces are
shown on the plan. 10 of which do not meet the 9’ x 18.5’ dimension or
26’ aisle width. These spaces are grandfathered as non-conforming. 2
parking spaces are required to be handicap accessible; 2 accessible
spaces are provided. Plan labels these spaces and labels the ADA sign.
Parcel uses require 23 (restaurant)+30 (wholesale /retail, manufacturing)
= 53 spaces. 27 paved spaces and 10 seasonal grass spaces are
proposed for a seasonal total of 39 spaces. 10 grass spaces are for
employee parking only.
The 8345 SF use to Business Retail with manufacturing/ Wholesale use
requires 30 parking spaces at 3.5 /1,000. 60 seats/3 + 60/20 = 23
spaces required for the standard restaurant use.
Planning Board to consider granting a reduction in the required
parking based on the business hours of operation. The
Wholesale/Retail, manufacturing use is restricted to 8AM- 4PM and
the Restaurant is restricted to opening at 3pm. The parcel is near a
trolley stop and utilizes sidewalks for pedestrian traffic.
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§ 145-75. Criteria and Standards

Comments
No loading bay is depicted on the plan. The proposed garage bay is
labelled on the site plan. Some delivery trucks have been known to pull
over along Mile Road instead of pulling into the lot. Plan note #30
prohibits delivery trucks from parking within the street right of way.
Some existing parking is located within the Shoreland Overlay District.
The existing parking is located greater than the 75’ setback from the
Resource Protection area (marsh).
Areas that could be used for parking shall be on pavement or grass. The
10 seasonal grass parking spaces for employees only shall be utilized
only between May 1 and November 1.
Planning Board to consider revising the granted waiver to permit
10 grass parking spaces. (prior waiver was for 13 spaces, but light
pole locations limit the number to 10).
The speed limit of Mile Road is 35 MPH. Site distances at the
entrance/exit are noted to be greater than 800 feet in both directions.
The Planning Board to determine if traffic information is necessary.

B.

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

BASED ON THE FOLLOWING, THE PLANNING BOARD FINDS THAT
THIS STANDARD SHALL REMAIN MET.
The parcel is prohibited from emitting dust, fumes, vapors or gases at
any point beyond its lots lines.
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§ 145-75. Criteria and Standards
C.

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

Comments
BASED ON THE FOLLOWING, THE PLANNING BOARD FINDS THAT
THIS STANDARD SHALL REMAIN MET.
The parcel is prohibited from producing such odor at any point beyond
its lot lines as measured at ground or habitable elevation.

D.

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

The site plan approval prohibits the use of the pizza oven.
BASED ON THE FOLLOWING, THE PLANNING BOARD FINDS THAT
THIS STANDARD SHALL REMAIN MET.
Signs will be determined in compliance by the Code Enforcement Office
prior to being placed. See note 19.
See note 20. Any new lighting proposed on the new building?
Parking area light poles are 5.5’ tall.

E.

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

See note 15. The parcel is in the GB zone and Shoreland Overlay zone.
Only 601 SF of the parcel is located within the Shoreland Overlay zone.
No new parking areas are proposed.
A stone rip rap trench is proposed to capture roof runoff of the proposed
new building. See plan note 27. The proposed stormwater management
method meets the requirement of 145-75E and more particularly 20212F(4)(g) as an accepted MDEP low-impact development (LID)
technique. The proposed development will result in a lot coverage
reduction.
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§ 145-75. Criteria and Standards
F.

Erosion control. Erosion of soil and sedimentation of
watercourses and water bodies shall be minimized by employing
the following best-management practices: [Amended 4-272007]

Comments
BASED ON THE FOLLOWING, THE PLANNING BOARD FINDS THAT
THIS STANDARD SHALL REMAIN MET.
Standard conditions of approval shall appear or be referenced on the
plan to be approved and signed. Best management practices for soil
erosion and sedimentation control are a condition of approval. See site
plan note #29.
Property contours are not noted on the plan. Planning Board to consider
granting a waiver of requiring parcel contours to be depicted.

(1)

(2)
(3)
(4)

(5)

Stripping of vegetation, soil removal and regrading or
other development shall be accomplished in such a way
as to minimize erosion.
The duration of exposure of the disturbed area shall be
kept to a practical minimum.
Temporary vegetation and/or mulching shall be used to
protect exposed critical areas during development.
Permanent (final) vegetation and mechanical erosion
control measures in accordance with the standards of the
York County Soil and Water Conservation District or the
Maine Soil and Water Conservation Commission shall be
installed as soon as practicable after construction ends.
Until a disturbed area is stabilized, sediment in runoff
water shall be trapped by the use of debris basins, silt
traps or other acceptable methods as determined by the
reviewing authority.
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§ 145-75. Criteria and Standards
(6)

(7)
(8)

(9)

(10)

(11)

The top of a cut or the bottom of a fill section which alters
the existing grade by more than two feet shall not be
closer than 10 feet to an adjoining lot.
During grading operations, methods of dust control shall
be employed.
The proposed site plan shall prevent soil erosion and
sedimentation from entering waterbodies, wetlands, and
adjacent properties.
The procedures outlined in the erosion and sedimentation
control plan shall be implemented during the site
preparation, construction, and clean-up stages.
Cutting or removal of vegetation along waterbodies shall
not increase water temperature or result in shoreline
erosion or sedimentation.
Topsoil shall be considered part of the site plan and shall
not be removed from the site except for surplus topsoil
from roads, parking areas, and building excavations.

Comments
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§ 145-75. Criteria and Standards
G.

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

Comments
The existing building does not meet the setback from Map 121, Lot 13
but is grandfathered in this non-conformity as no changes to the
restaurant structure are proposed. The proposed building shall meet
setback requirements. Parcel does not abut any known cemeteries.
Parcel does not abut the ROW of a state highway. Parcel is not within
200 feet from the high-water line of the Merriland River, the Webhannet River
and the Ogunquit River.

Current Zoning Map depicts most of this lot to be located in the
Shoreland Overlay District (250 feet from a Resource Protection
District). The limits of the RP zone is the edge of the coastal wetland
which differs from the Zoning Map. The site plan reflects a more
accurate location of the 250’ Shoreland Overlay zone. The subject lot
has only 601 SF of land within the Shoreland Overlay zone. The parcel
is not located within 75 feet from the upland edge of a wetland or within
75 feet from the high-water line of any other water body.
This parcel abuts residential abutters (Map 121, Lots 13, 9B, and 8A).
This property provides a solid 6’ tall fence along the southerly and
easterly boundaries for these residential abutters. Evergreen shrubs
exist and shall be maintained in the locations depicted on the site plan.
These evergreens are to dampen noise issues for the southerly and
easterly residential abutters. The applicant shall maintain 6 arborvitae
plantings around the compressor area. Said plantings are
recommended to be installed no later than 6-1-17.
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§ 145-75. Criteria and Standards

Comments
See note 17B. If noise continues to be an issue for abutters and the
Code Office and/or Police Department have determined noise issues
remain, a 6’ tall solid fence shall be installed as depicted on the site plan
around the arborvitae plantings adjacent to the compressor area.
PB to determine if the existing 6’ tall solid fencing and plantings
satisfy residential screening requirements and if note 17 satisfies
residential abutter screening requirements and noise concerns.
A small existing landscaped island and strip exists along Mile Road most
of which is partially located within the Mile Road right-of-way. The north
westerly boundary of this property proposes grass/ landscaping and
trees.
The pavement to be removed at the northwesterly corner to be
loamed and seeded for grass . The 15’ landscaped buffer to be
extended to the entrance/exit. This is recommended to be
completed no later than 6-1-2017.
The Planning Board to review the 15’ wide landscaped buffer and
determine what will be sufficient.
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§ 145-75. Criteria and Standards
H.

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

Comments
The site plan depicts all existing and proposed propane tanks on the
parcel. Propane tank sizes are noted. 3 underground tanks are proposed
to be removed. 2 new 1,000 gallon underground propane tanks are
proposed along the westerly boundary. Plan should note the setback
required for the new propane tank installation.
Is the tank beneath the stairs required to be removed. Fire Chief to
comment.
The storage of fuels shall be in compliance with water quality and NFPA
standards.

I.

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

The storage of fuels shall be in compliance with water quality and NFPA
standards.
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§ 145-75. Criteria and Standards
J.

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

Comments
No clearing of vegetation is proposed within the Shoreland Overlay
District. The Shoreland Overlay zone of this parcel is already
developed. No changes to these developed areas are proposed.
See note 15. The parcel is in the GB zone and Shoreland Overlay zone.
Shoreland Overlay zone area of the lot is 601 SF in size. Of that 601 SF,
181 SF is lot coverage for a 30.02% total lot coverage.
General Business zone area of the lot is 32,394 SF. A total of 19715 SF
of lot coverage is proposed for a 60.86% total. Existing site conditions
total 20,495 SF in lot coverage or 63.27%.
Existing Total gross floor area of structures is noted to be 4,982 SF. The
2-story portion of the existing building labelled.

K.

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

The site shall be served by an on-site dumpster. The dumpster shall
meet setback requiremetns and be screened by a 6’ tall solid fence.

Town of Wells, Maine
Planning Board
FINDINGS OF FACTS & DECISIONS
Site Plan Amendment Application for “Hidden Cove Brewery”
Page 14 of 17

§ 145-75. Criteria and Standards
L.

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

M.

Sewage disposal. The applicant shall provide for the safe
disposal of all wastewaters.

N.

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

Comments
A letter dated 11/30/16 from the KKW Water District was received
stating adequate water supply is available for the proposed project. An
updated letter is needed as the letter states the restaurant is to be
eliminated; the restaurant use is proposed to stay.
A updated capacity letter from the Wells Sanitary District dated 12-162016 has been provided for the proposed project expansion.
The site plan does not state how the proposed building will be
connected to the sewer system. Add recommended note to plan:
Water, sewer, and other utility connections to be installed from the
existing building services.
Concerns from the Fire Chief at the Staff Review Committee were
raised regarding the proposed addition limiting access to the
existing building in the southeast corner of the lot. (paved sidewalk
or grass paver sidewalk/lane to wrap around the building for
access?)
Applicant hasn’t provided information on how access concerns will
be addressed.
A letter from the Fire Chief has not been provided yet.
What portions of the existing building have sprinkler systems? Site
plan to note.
Is a sprinkler system required for the new building?

Standard Conditions of Approval
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1.

2.
3.
4.

5.

6.
(a)
(b)
(c)
(d)
(e)
(f)
(g)
(h)
(i)
(j)
(k)
7.

Site Plan approval secured under the provisions of this chapter shall expire within 10 years from the date on which the site plan is signed if all aspects of
the site plan approval are not fully completed and established. Any site plan approval may include a phasing plan according to an approved time schedule
not to exceed 10 years from the date on which the site plan is signed. Site plan approval shall expire if a use has been established and then discontinued
for two years or more. [§145-74F]
Approval is conditioned upon compliance by the applicant with the plans and specifications which have been received by the Town in connection with this
development proposal.
Conditions of approval or notes written on the face of the site plan may be amended only by the reviewing authority that approved the site plan. [§14574G(1)(b)]
Failure to comply with any conditions of approval shall be construed to be a violation of Article X of the Land Use Ordinance and shall be grounds for
revoking the approved development plan, initiating legal proceedings to enjoin construction development or any specific activity violating the conditions of
plan approval or applying the legal penalties detailed in §145-64. [§145-79A]
Whenever sedimentation is caused by stripping vegetation, regrading or other development, it shall be the responsibility of the owner to immediately
install sedimentation control devices on his lot and to remove sediment from all adjoining surfaces, drainage systems and watercourses and to repair any
drainage, at his expense, as quickly as possible. Any landowner that fails to do so within two weeks after official written notification by the Code
Enforcement Officer shall be penalized as set forth in §145-64. [§145-79B]
Erosion of soil and sedimentation of watercourses and water bodies shall be minimized by employing the following best-management practices [§14575F]:
Stripping of vegetation, soil removal and regrading or other development shall be accomplished in such a way as to minimize erosion.
The duration of exposure of the disturbed area shall be kept to a practical minimum.
Temporary vegetation and/or mulching shall be used to protect exposed critical areas during development.
Permanent (final) vegetation and mechanical erosion control measures in accordance with the standards of the York County Soil and Water
Conservation District or the Maine Soil and Water Conservation Commission shall be installed as soon as practicable after construction ends.
Until a disturbed area is stabilized, sediment in runoff water shall be trapped by the use of debris basins, silt traps or other acceptable methods
as determined by the reviewing authority.
The top of a cut or the bottom of a fill section which alters the existing grade by more than two feet shall not be closer than 10 feet to an adjoining lot.
During grading operations, methods of dust control shall be employed.
The proposed site plan shall prevent soil erosion and sedimentation from entering waterbodies, wetlands, and adjacent properties.
The procedures outlined in the erosion and sedimentation control plan shall be implemented during the site preparation, construction, and clean-up
stages.
Cutting or removal of vegetation along waterbodies shall not increase water temperature or result in shoreline erosion or sedimentation.
Topsoil shall be considered part of the site plan and shall not be removed from the site except for surplus topsoil from roads, parking areas, and
building excavations.
The property shown on this plan may be developed and used only as depicted on this approved plan. All elements and features of the plan and all
representations made by the applicant in the record of the Planning Board and/or Staff Review Committee proceedings are conditions of the approval.
No change from the conditions of approval is permitted unless an amended plan is first submitted to and approved by the Planning Board and/or Staff
Review Committee.
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8.
9.
10.
11.
12.

13.
14.
15.

16.

Approval of the application or amendment application does not relieve the applicant from the responsibility to obtain building permits prior to construction
and use permits prior to occupancy.
It is the applicant’s responsibility to contact Dig Safe prior to construction.
It is the owner/Homeowners Association/applicant/developer’s responsibility, not the Town Code Office or Town Planning Office, to contact the Town
Clerk’s Office to apply for and maintain any and all business license(s) for the use(s) conducted on this subdivision/site plan parcel(s).
Approval of any proposed field changes shall be obtained prior to construction. Said approvals shall be in writing. The Code Enforcement Office shall
consult with the Office of Planning and Development prior to approving any field change.
Prior to the pouring of a building footing/foundation, the location of each cottage and/or building to be constructed shall be located on the face of the earth
and shall be marked with surveyor pins or stakes. The developer shall receive approval of each cottage and/or building location from the Code
Enforcement Office prior to the commencement of footing/foundation excavation.
If the property will be converted to a condominium form of ownership, the proposed condominium documents must be presented to the Town for review
and approval by the Town Attorney. No use permit shall be issued until the Town Attorney has indicated approval of the condominium documents.
Upon completion of construction, the applicant shall provide to the Town record as-built drawings of the roadway, drainage, and utility related
construction work.
The Town of Wells, Maine may employ the services of an engineering firm to assist in the inspection of roads and other infrastructure if, in the opinion of
the Code Enforcement Office, the work necessary to insure compliance with Town ordinances or the requirements of this approval are beyond those
capacities available by staff. The cost of such additional services will be born by the developer.
All components, features, improvements and conditions of site plan approval shall be fully completed prior to any issuance of a certificate of occupancy.

Special Conditions of Approval
1.

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

2.

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

3.

Prior to any construction on the site, the applicant will post a performance bond or other suitable financial guarantee. The work included within this bond or
financial guaranty shall include all roadway and infrastructure improvements, including the replacement of the gravel driveways with paver blocks and the
catch basin. The bond or financial guaranty shall also include costs for inspection services of the work associated with the improvements and drainage and
erosion control measures beyond the limits of the road right of way. The form and amount of this bond or financial guaranty must be acceptable to the Town
Manager.

4.

Town of Wells, Maine
Planning Board
FINDINGS OF FACTS & DECISIONS
Site Plan Amendment Application for “Hidden Cove Brewery”
Page 17 of 17
Dated at Wells, Maine this ______ day of __________, 2017
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
Shannon M. L. Belanger, Planning Assistant

mlivingston@wellstown.org
sbelanger@wellstown.org

Site Plan Pre-Application Memo
Date:

January 20, 2017

To:

Planning Board

From: Planning Office
Re:

Wells Beach Environmental – Tax Map 40, Lots 3-9, 3-10 and 3-11

Project Description:
Jim Wright of Post Road Surveying Inc. has submitted a Site Plan Pre-Application on
behalf of Peter Garthwaite, the applicant, for parcels owned by Quiland, Inc. The
parcels are identified as Tax Map 40, Lots 3-9, 3-10 and 3-11 and are lots within the
Berwick Road Business Park Subdivision. The applicant proposes a Recycling
Facility use to consist of a scale, scale house, a 26’ x 40’ office and storage building,
a 40’ x 40’ maintenance building and four 50’ x 50’ concrete pads with associated
parking, travel ways and an existing fire pond. The development will also require an
amendment to the subdivision to merge the 3 parcels into 1 parcel. The properties
are located within the Light Industrial District and are located off of Willie Hill Road.
The development is not served by public sewer or public water.
§ 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 new Recycling Facility 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 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.
§ 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. Upon the submission of the Site
Plan Application additional escrow shall be 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; 11-72000] 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:
(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. CEO found the use to be permitted
in the Light Industrial District on 12/29/16.
(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 of the PreApplication, Use Determination and the 1/9/17 Planning Board meeting
[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. Application recieved at the 1/9/17 PB meeting
(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. Abutters mailed notice of Pre-App on 12/29/16.
(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 review the following and determine if a site
walk is to be waived or to be scheduled in April:
a. Abutter letters have been provided stating no objection to the
project not having a site walk
b. Mike Livingston conducted a site walk on 1-20-17 (memo attached)
and offers comments for the Planning Board and applicant to
consider
c. Planning Board members conducted their own site visits since the
1/9/17 Planning Board meeting

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
Shannon M. L. Belanger, Planning Assistant

mlivingston@wellstown.org
sbelanger@wellstown.org

Memo
Date:

January 20, 2017

To:

Planning Board

From: Michael G. Livingston, Town Engineer/Planner
Re:

Wells Beach Environmental
MGL Site Walk Results
Site Walk by Mike Livingston

Date:
Conditions:

1/20/2017
Time: 7:50 AM
35º, Overcast, Snow cover 3” – 4” depth

Comments:











Lot corners marked
Wetlands flagged
Proposed building, concrete pad and middle entrance staked
Westerly entrances have good sight distances
Roadside area has multiple oak trees 6” – 16” in size that can be retained to meet
landscaping requirements
Topography flattens out at wetlands flags, 2 foot contours recommended
Proposed entrance has OK sight distance easterly but will need low vegetation
removed in the westerly direction
Utility poles are on the opposite side (north side) of Willie Hill Road
Property was previously timbered but many trees remain
No residential abutters exist or are allowing in the LI zone.

From:
Sent:
To:
Subject:

Mike Livingston
Tuesday, January 17, 2017 10:10 AM
Shannon Belanger
FW: wellsbeachenviromental

-----Original Message----From: charles dolan [mailto:cbd32f@gmail.com]
Sent: Tuesday, January 17, 2017 8:26 AM
To: Mike Livingston
Subject: Re: wellsbeachenviromental
Thank you Mike.
No objections from us.
We're in Fla and unable to attend pl board meeting.
Thanks again Charles Dolan.
Sent from my iPhone
> On Jan 17, 2017, at 8:19 AM, Mike Livingston <mlivingston@wellstown.org> wrote:
>
> Hi Charles, see attached sketch plan and application which was submitted.
>
>
> Michael G. Livingston, PE
> Town Engineer/Town Planner
> Town of Wells, Maine
>
>
>
> -----Original Message----> From: Charles Dolan [mailto:cbd32f@gmail.com]
> Sent: Friday, January 13, 2017 4:29 PM
> To: Mike Livingston
> Subject: wellsbeachenviromental
>
> As abutters we have received a request to waive a site walk for their project on Willey Hill Rd. We
have no idea what the project is. In order for us to approve a waiver the applicant should supply us with
a plan.
> Charles Dolan Trustee
> <Wells Beach Environmental Site Plan Pre-App submission 12-20-16.pdf>
> <Wells Beach Environmental sketch plan 12-20-16.pdf>

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
Shannon M. L. Belanger, Planning Assistant

mlivingston@wellstown.org
sbelanger@wellstown.org

Site Plan Application Memo
Date:

January 20, 2017

To:

Planning Board

From: Planning Office
Re:

Doggie Cottage – Tax Map 24, Lot 45

Sean and Renee Kelley, applicants, have submitted a site plan application for the
property located off of 1103 North Berwick Road identified as Tax Map 24, Lot 45.
The current owner of the property is Colette Akerley. The property is located within
the Rural District and is 2.55 acres in size. The applicant proposes to keep the
existing dwelling unit. The existing garage/barn to be converted into a Kennel for
boarding and daycare. A 15’ x 20’ addition is proposed to the garage/barn. Outdoor
fenced play areas are proposed on either side of the garage. The applicant
proposes to expand the existing driveway/parking areas into a parking lot. The
property is served by an on-site subsurface wastewater disposal system and an onsite drilled well.
§ 145-74. Review and approval process.

D. Planning Board review process.
(1) If there are site plan approval applications to review, the Planning Board shall meet at least
two times a month and its meeting agenda shall be posted in the Town Hall at least seven days
prior to the meeting. Applications and other supporting submittals shall be filed by the
applicant in the Office of Planning and Development at least 10 days before the meeting.
Additional materials received from an applicant less than 10 days before a meeting will be held
by the Office of Planning and Development staff until the meeting and will be distributed
when the application is discussed. Such late submittals may only be considered at the
discretion of the Planning Board. The Board shall only consider accepting late submittals upon
finding that the content is nontechnical, brief and may be easily reviewed in a short time
period, and any parties to the proceeding will have adequate time to review and respond to the
submittals. Application submitted to the Planning Office on 1/9/17. Planning Board to receive
the site plan application on 1/23/17

(2) Applications for site plan approval are to be filed with the Office of Planning and
Development. The application shall be accompanied by a site plan and the required fee along
with a certification that the applicant has sent or delivered notices to the abutters of the filing of

the site plan approval application. If the abutters have been notified by the Code Enforcement
Officer of a preapplication for the same project within the last 60 days pursuant to Subsection
A(1)(b)[1], the applicant shall be exempted from notifying the abutters of the site plan
application filing. Within seven days of receipt of the application by the Office of Planning and
Development, the Code Enforcement Officer shall determine if the proposed use meets the
requirements of Articles V, VI and VII. If it does not, the Code Enforcement Officer shall
notify the applicant in writing. If it does, the application shall be reviewed for completeness by
the Planning Board's agent or placed on a Planning Board agenda for the Planning Board to
review for completeness. The applicant may request, in writing, that the Board waive
submission of the requirements of § 145-77. The 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. Pre-Application
CEO Art V done on 11/23/16 and notices mailed to abutters on 11/23/16. Application
provided on 1/9/17; within 60 days of Pre-Application notices.

(3) It is the responsibility of the Planning Board, or its agent if so designated, to determine if
the application is complete. If it is the responsibility of the Board to determine whether the
application is complete it must be done within 21 days of receipt of the application by the
Board. If it is the responsibility of the Board's agent to determine whether the application is
complete it must be done within 14 days of receipt of the application by the Office of Planning
and Development. The time period for determining completeness may be extended by mutual
consent of the applicant and the Planning Board or its agent. If the application is complete it
shall be placed on an agenda for presentation to the Board at a public hearing. If the application
is not complete, the applicant shall be notified, in writing, of the additional information needed
to complete the application. If the additional information or a written request for an extension
is not submitted within 60 days of the notification, the application shall be considered to be
withdrawn. If the Planning Board's agent has determined that the application is not complete
and the applicant believes it is complete, the applicant may request in writing for the
application to be placed on the agenda for the next Planning Board meeting and have the
Planning Board review the application for completeness. To be determined
(4) Upon determining that a complete application has been submitted, the Office of Planning
and Development shall notify the Staff Review Committee members of the application and
request their comments on the application in writing. To be determined
(5) Within 35 days of determining that the application is complete the Planning Board shall
hold a public hearing on the application. To be determined
(a) In scheduling public hearings under this section, the Planning Board shall publish
notice of the hearing at least 10 days in advance in a newspaper of general circulation
in the area. The applicant shall be responsible for paying the cost of such notices.
(b) The Planning Board shall notify, by certified mail, the applicant and all abutters of
the lot involved, including owners of lots on the opposite side of the street, at least 10
days in advance of the hearing, of the nature of the application and of the time and
place of the public hearing.
(c) The lot owners shall be considered to be those against whom taxes are assessed. In
the case of condominiums, the condominium association, not each unit owner, shall
be notified. Failure of any lot owner to receive a notice of public hearing shall not
necessitate another hearing or invalidate any action by the Planning Board.
(d) At any hearing, a person may be represented by his agent or attorney. Hearings
shall not be continued to other times except for good cause.

(e) The applicant's case shall be heard first. To maintain orderly procedure, each side
shall proceed without interruption. Questions shall be asked through the Chair. All
persons at the hearing shall abide by the order of the Chairman.
(6) Within 35 days of the public hearing or a period of time agreed to by the applicant and the
Planning Board, the Planning Board shall reach a decision based on the criteria found in § 14575 and shall inform the applicant in writing within seven days of its decision stating its reasons.
The Board shall prepare detailed, written findings of fact and conclusions, based on the
evidence presented at the public hearing and evidence presented by the applicant and evidence
presented by Town staff. To be determined
Recommendations and conclusions:
1.
2.

The Planning Board to consider receiving the site plan application.
The Planning Board should continue the workshop for 60 days to allow the
applicant time to work with a consultant to prepare a complete site plan and
drainage information.

Town of Wells , Maine
Article X , 145-77 Data Requirements (Completeness Review)
Page 1 of 4
Project Name/District:

Doggie Cottage - Rural District – Tax Map 24, Lot 45

Prepared By:

Office of Planning & Development

Date of Review: 1-20-17
Company Name: Town of Wells

Article X
Site Plan Approval
Application Meet Requirements

§ 145-77. Data Requirements [Amended 426-1996]

Yes

Any application presented for approval shall include the following
information if applicable:
A.
A site plan drawn at a scale not smaller than one inch equals 40
feet which shall contain the following information:
(1)
The name and address of the applicant plus the name of
the proposed development.
(2)
Total floor area, ground coverage and location of each
proposed building, structure or addition.

(3)

(4)
(5)
(6)
(7)
(8)

Perimeter survey of the parcel, made and certified by a
registered land surveyor licensed in Maine, relating to
reference points, showing true or magnetic North, graphic
scale, corners of parcel, date of survey and total acreage.
The requirement for a certified boundary survey may be
waived by the reviewing authority if the proposed
construction is located a distance equal to the required
setback plus 10 feet from any lot line.
All existing and proposed setback dimensions.
The size, location, direction and intensity of illumination of
all major outdoor lighting apparatus and signs.
The type, size and location of all incineration devices.
The type, size and location of all machinery likely to
generate appreciable noise at the lot lines.
The location, type and size of all existing and proposed
catch basins, storm drainage facilities, wetlands, streams
and watercourses and all utilities, both above and below
ground.

No

NA

Comments

Waiver

N

Not noted

N

Not noted
Land area is 2.55 acres.

N

Lot coverage, gross floor areas of buildings not noted,
building dimensions not noted.

A boundary plan prepared by Jim Wright of Post Road
Surveying was prepared for Colette Akerley dated
8/20/2009. Does the Planning Board waiver the
requirement of an updated survey?

Y*

N

Not noted

N

Not noted. Any new exterior lighting proposed?

N

Not noted

N

Not noted

N

Not noted. Well location shown.

Town of Wells , Maine
Article X , 145-77 Data Requirements (Completeness Review)
Page 2 of 4
Project Name/District:

Doggie Cottage - Rural District – Tax Map 24, Lot 45

Prepared By:

Office of Planning & Development

Company Name: Town of Wells
Application Meet Requirements

§ 145-77. Data Requirements [Amended 426-1996]

Date of Review: 1-20-17

Yes

NA

Comments

Waiver

(9)

B.

All existing contours and proposed finished grade
elevations of the portions of the site which will be altered
and the system of drainage proposed to be constructed.
Contour intervals shall be specified by the reviewing
authority. This requirement may be waived by the
reviewing authority if no additional lot coverage is
proposed or the proposed lot coverage is less than 30%
and has an area of less than 15,000 square feet.
(10) The location, type and size of all curbs, sidewalks,
driveways, fences, retaining walls and parking space
areas and the layouts thereof, together with the
dimensions.
(11) All landscaped areas, fencing and size and type of plant
material upon the premises.
(12) All existing or proposed rights-of-way, easements and
other legal restrictions which may affect the premises in
question.
(13) The locations, names and widths of all existing and
proposed streets abutting the premises.
(14) The lot lines of all lots abutting the proposed
development, including those lots across the street,
together with the names on file in the Town offices as of
the date of the application.
(15) An appropriate place for the signature(s) of the reviewing
authority.
Documentation of right, title or interest in the proposed site.

No

N

Not noted

N

Not noted

N

Not noted

N

Not noted

N

Not noted

N

Not noted

N

Not noted

Parcel deed provided (Book 15770 Page 129-130.
Purchase and Sale agreement provided from Akerley to
Kelley dated 11-22-2016.

Y
C.

D.

An on-site soils investigation report by a Maine Department of
Human Services licensed site evaluator (unless the site is to be
served by public sewer). The report shall identify the types of
soil, location of test pits and proposed location and design for the
subsurface disposal system.
The amount and type of any raw, finished or waste materials to
be stored outside of roofed buildings, including their physical and
chemical properties, if appropriate.

N

Existing septic system not noted. Approximate
septic tank (?) identified on plan?

N

Not noted

Town of Wells , Maine
Article X , 145-77 Data Requirements (Completeness Review)
Page 3 of 4
Project Name/District:

Doggie Cottage - Rural District – Tax Map 24, Lot 45

Prepared By:

Office of Planning & Development

Company Name: Town of Wells
Application Meet Requirements

§ 145-77. Data Requirements [Amended 426-1996]
E.

F.

G.

H.

If the proposed use will be connected to the Wells Sanitary
District's sewer system, a letter from the Sanitary District stating
that adequate line and plant capacity to dispose of the generated
sewage will be available.
If the proposed use will be connected to the Kennebunk,
Kennebunkport and Wells Water District water system, a letter
from the Water District stating that adequate line and supply
capacity to serve the proposed use will be available.
Traffic data. Only the Planning Board may require that a site plan
application include a traffic engineering study should the project
be considered one of substantial magnitude along any of the
Town's state highways where fast-moving traffic occurs (i.e.,
Route Nos. 1, 109, 9, 9-A and 9-B). Should a traffic study be
requested by the Planning Board, the following data shall be
included:
(1)
The estimated peak-hour traffic to be generated by the
proposal.
(2)
Existing traffic counts and volumes on surrounding roads.
(3)
Traffic accident data covering a recent three-year period.
(4)
The capacity of surrounding roads, municipal facilities,
parking and any improvements which may be necessary
on such roads and facilities to accommodate anticipated
traffic generation.
(5)
The need for traffic signals and signs or other directional
markers to regulate anticipated traffic.
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]

Date of Review: 1-20-17

Yes

No

NA

Waiver

Comments

NA

Not served by public sewer.

NA

Not served by public water.

Planning Board to determine if traffic data is
needed. Route 9 sight distances are a concern.

N

Best management practice notes are part of the
standard conditions of approval. The standard
conditions of approval notes or reference to them
and the Findings of Fact & Decisions must be noted
on the site plan.

Town of Wells , Maine
Article X , 145-77 Data Requirements (Completeness Review)
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Project Name/District:

Doggie Cottage - Rural District – Tax Map 24, Lot 45

Prepared By:

Office of Planning & Development

Company Name: Town of Wells
Application Meet Requirements

§ 145-77. Data Requirements [Amended 426-1996]
I.

J.

Yes

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

Date of Review: 1-20-17

No

NA

N

Waiver

Comments

Drainage information has not been provided.

Any other information or data the reviewing authority
determines is necessary to demonstrate compliance with
the standards of § 145-75. [Added 4-27-2007]

Nearest fire hydrant, dry hydrant/pond not noted.
How will refuse be disposed of? Will there be a
dumpster?

N

Are any fuel tanks proposed above or below
ground? If so where and what size?
Chapter 201, Article IV. Sidewalk Development.
Notes:
1.

See Article V, VI, VII review comments.

NA

TOWN OF WELLS, MAINE
STAFF REVIEW COMMITTEE
Meeting Agenda
Wednesday, January 18, 2017, 9:00 AM
Town Hall Meeting Room, Second Floor
208 Sanford Road, Wells
MINUTES
December 27, 2016
DEVELOPMENT REVIEW & WORKSHOP
I.

MORRISON CENTER ADULT DAYCARE – Morrison Center, owner. Mark
Ryder, applicant. Frank Emery, surveyor. Site Plan Application for a 2,200 SF
Daycare use with associated parking. The property is located off of 2550 Post Road
and is within the Rural District. Tax Map 73, Lot 4. Workshop draft completeness
and compliance items

II.

PRECISION TRANSMISSION – David R. Roy, owner/ applicant; Sebago
Technics, agent. Site Plan Amendment Application to amend the prior site plan
approval and construct a 4,050 SF building for Business Retail/ Service use and to
increase lot coverage of the property. Existing uses to remain. The property is located
within the Residential Commercial District and is located off of 809 Sanford Road.
Tax Map 49, Lot 29-14. Comment on Application for the Planning Board

OTHER BUSINESS
ADJOURN

SRC 1-18-17
1 of 1

TOWN OF WELLS, MAINE
PLANNING BOARD

To:

Town of Wells Planning Board

From:

Planning Office

Date:

January 20, 2017

Re:

Land Use Ordinance Change Proposal – Medical Marijuana

Attached is a draft Land Use Ordinance proposal regarding Medical Marijuana
Cultivation and Processing Facility use, definitions and performance standards for the
Planning Board to review and provide comment and recommendations.
At the 1-17-17 Board of Selectmen meeting, the option of making the ordinance retroactive was discussed with input from abutters of a currently grandfathered application.
The Town Attorney has stated it is possible under Maine case law. See attached draft
ballot question for review and provide comments for the Board of Selectmen.

Chapter 145. Land Use
Article II. Word Usage and Definitions
§ 145-10. Definitions.
Marijuana as defined in State Administrative Rules (10-144 CMR Chapter 122), § 1.17.
Medical Marijuana Marijuana as allowed per the Maine Medical Use of Marijuana Act.
Medical Marijuana Caregiver as defined in State Administrative Rules (10-144 CMR Chapter
122), § 1.31, “Primary Caregiver.”

Medical Marijuana Cultivation and Processing Facility

A facility used for cultivating, processing,
testing, and/or storing of medical marijuana by a medical marijuana caregiver at a location which is not
the medical marijuana caregiver’s primary year-round residence or their patient’s primary year-round
residence.

AGRICULTURE
The business of producing or raising plants and crops, including gardening as a
commercial operation, greenhouses which are not used for raising plants as a wholesale
business, tree farms and nurseries. Agriculture does not include timber harvesting.
Agriculture does not include the growing, production, testing or processing of
marijuana. The extraction of water for use in plant, crop or livestock irrigation is not
agriculture, but rather an accessory use to agriculture or animal husbandry.[Amended 428-1995]
MANUFACTURING
A business of making goods and articles by hand or machinery. “Manufacturing” shall
include assembling, fabricating, finishing, packaging, or processing. Manufacturing does
not include the growing, production, testing or processing of marijuana.[Amended 6-122012]
RESEARCH AND DEVELOPMENT FACILITY
A business in which new products or processes are created and studied. Research and
Development Facility does not include the growing, production, testing or processing of
marijuana.
BUSINESS, WHOLESALE
A business engaged in the sale of merchandise to retailers and not to the ultimate
consumer. The business does not include the growing, production, testing or processing
of marijuana.

BUSINESS, RETAIL
A business engaged in the sale, rental or lease of goods to the ultimate consumer for his
or her use or consumption and not for resale. So-called wholesale clubs at which
members pay a yearly fee but are primarily ultimate consumers are considered retail uses.
The maximum size of retail businesses in the General Business District shall not exceed
40,000 square feet. The business does not include the growing, production, testing,
processing or sale of marijuana.
[Amended 4-14-2000]
BUSINESS, PERSONAL SERVICE
A business engaged in the provision of personal services, such as but not limited to a
doctor, hairdresser, barber, beautician, masseuse or tanning salon. The business does
not include the growing, production, testing or processing of marijuana.

Article V. District Regulations
§ 145-28. Light Industrial District.
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 4-28-1995]
(6) Manufacturing.
(7) Medical Marijuana Cultivation and Production Facility
(8) (7) Motor vehicle rental.
(9) (8) Municipal facility.
(10) (9) Parking lot, commercial.
(11) (10) Public transporation shelter.[Added 11-6-2007]
(12) (11) Public utility facility.
(13) (12) Recreation, medium intensity commercial.[Added 6-11-2013]
(14) (13) Research and development facility.
(15) (14) Recycling facility.
(16) (15) Restaurant, standard.
(17) (16) Restaurant, fast-food.
(18) (17) School, vocational-technical.
(19) (18) Transmission tower, radio.
(20) (19) Transportation facility.
(21) (20) Truck terminal.
(22) (21) Warehousing.
(23) (22) Self-storage facility.[Added 5-20-2003]

Article VII. Performance Standards
§ 145-58.3. Medical Marijuana Cultivation and Processing Facility
A. Medical marijuana cultivation and processing facilities are allowed subject to the following performance
standards in addition to the requirements of the districts in which the facilities are located.
B. Notwithstanding any other provision of the Wells Code, all medical marijuana cultivation and production
facilities must be reviewed by the Wells Planning Board, and not by the Staff Review Committee or other
reviewing authority.
C. Medical marijuana caregivers and facilities must meet all of the standards and conditions imposed by the
State of Maine issued under the aegis of the Maine Medical Use of Marijuana Program.
D. Notwithstanding the Maine Rules Governing the Maine Medical Use of Marijuana Program, no facility
located in Wells may be located where any of the lot lines of the lot on which the facility will be located are
within 1,000 feet of the lot line of any preexisting public or private school facility; or any preexisting and
licensed child-care facility.
E. There shall be opaque windows or walls for any building involved in the facility, so that the interior is
completely screened from lot lines and from any person passing along the street boundaries of the lot on which
it is located.
F. All buildings associated with the facility shall be protected by use of fire suppression sprinkler systems, or
other effective fire suppression system that may be approved by the Chief of the Wells Fire Department.
Emergency vehicle access shall be provided on a minimum of three sides of a building.
G. The facility shall have a Knox-Box® at the security gate and building or shall provide emergency response
personnel with the necessary information to allow entry in the event of an emergency at the location.
H. The facility shall have at least one parking space per 1,000 square feet of gross floor area, and such
additional parking as may be required by the Planning Board.
I. No facility building shall be allowed to be constructed or occupied within 500 feet of an existing dwelling
unit.
J. The operator of the facility must provide a security plan to the Chief of Police for the Town of Wells, who
will provide the Planning Board with a report and recommendations for specific conditions of approval
regarding required security measures to be incorporated. The requirements for this plan should be coordinated
with the requirements for any security plan that the State of Maine may require for such a facility. A minimum
of a chain link fence, 6 feet in height is required surrounding the facility. Recordable video surveillance is also
required. Exterior lighting must be sufficient to deter nuisance activity and facilitate surveillance.
K. The hours of operation for the facility, including the hours that persons other than staff of the facility may
be present at a cultivation facility, shall be limited. No sales or dispensing of materials may take place at the
facility.
L. Signs for the facility may not contain any visual depiction of marijuana or marijuana paraphernalia.
M. Vegetative buffers may be required by the Planning Board to create a visual screen or minimize odors.

N. The growing, cultivating, production, processing, testing, and/or storing of medical marijuana by a
medical marijuana caregiver shall be located within a building.

An Ordinance to Amend Chapter 145 (Land Use) of the Code of the Town of Wells
to Define and Allow Medical Marijuana Cultivation and Production Facilities
only in the Light Industrial District with a Retroactive Effective date of November 1, 2016
NOTE:

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

The Town of Wells hereby ordains and enacts “An Ordinance to Amend Chapter 145 (Land
Use) of the Code of the Town of Wells to Define and Allow Medical Marijuana Cultivation and
Production Facilities only in the Light Industrial District with a Retroactive Effective date of
November 15, 2016” to read as follows:
Part 1:
§ 145-58.3. Medical Marijuana Cultivation and Processing Facility: The effective date of this
ordinance shall be retroactive to November 15, 2016. Any Agricultural use approved for the
growing of medical marijuana which is not located within the Light Industrial District and was
not issued an approved permit prior to January 1, 2017 shall not be a permitted use or continue to
be a permitted use.

Part 2: Effective Date.
This Ordinance shall take effect upon adoption by the Town Meeting.

Given under our hands this ____ day of ______________, 2017.

BOARD OF SELECTMEN OF THE TOWN OF WELLS:

____________________________
Karl Ekstedt

______________________________
Kathy Chase

____________________________
Daniel Hobbs

______________________________
John Howarth

____________________________
Timothy Roche

