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City of Biddeford
Planning Board

November 17, 2021 6:00 PM City Hall & Zoom
Council Chambers,

Nov 17, 2021 06:00 PM Eastern Time (US and Canada)
Topic: Planning Board

Please click the link below to join the webinar:
https://biddeford.zoom.us/j/94458977153

Or One tap mobile : 
    US: +13126266799,,94458977153#  or +16465588656,,94458977153# 

Or Telephone:
    Dial(for higher quality, dial a number based on your current location):

        US: +1 312 626 6799  or +1 646 558 8656  or +1 301 715 8592  or +1 346 248 7799  or +1
669 900 9128  or +1 253 215 8782 

Webinar ID: 944 5897 7153
    International numbers available: https://biddeford.zoom.us/u/abzCd6NKF5

1. PLEDGE OF ALLEGIANCE
2. DECLARATION OF QUORUM/VOTING MEMBERS
3. ADJUSTMENTS TO THE AGENDA
4. PLANNER’S BUSINESS
5. CONSENT AGENDA

5.A. Approval of Planning Board Meeting Minutes of November 3, 2021
PB Minutes 110321-DRAFT.pdf

6. UNFINISHED BUSINESS
7. NEW BUSINESS

7.A. 2021.55 Review of Amended Subdivision for Indian Cliff Development to add Lot 6 as a
house lot off McKenney Drive (Tax Map 7, Lots 18-13 & 15-2) in the R1A Zone.
Board Report - McKenney Dr Amend Subdivision.pdf
DRAFT FOF for 2nd Amend McKenney Dr Subdv Plan (11-17-21).pdf
McKenney Application Package 102621 OLD.pdf
McKenney Response Package 110921 NEW.pdf
McKenney Drive CALCS.pdf
McKenney Lot 6 Resubmission 111521.pdf
2nd Amended Final Plan - 11-11-2021.pdf
McKenney Responses - 11-11-2021.pdf
JDA City-Eon - signed 9-2021.pdf

7.B. 2021.48 Review of the Setback to the Greatest Practical Extent (Shoreland Zone) for
Eric Ewald & Stephanie Lenzi at 1 Edgewater Place (Tax Map 55, Lot 23) in the CR
Zone.
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2021.48-Application.pdf
Board Report - 1 Edgewater Place .pdf
Draft FOF for 1 Edgewater PL (11-17-21).pdf
EWALD19 PLAN.pdf

7.C. 2021.51 Sketch Plan Review for Lord & Harrington, LLC on Diamond Street (Tax Map
40, Lots 25-1, 25-2 & 74; Tax Map 37, Lot 35) in the B-1 & MSRD-3 Zones.  Lord &
Harrington, LLC are creating new buildings for 496 residential units and a mix of
commerical space.
21-10-13 One Diamond Site Plans.pdf
2021.10.07 One Diamond Sketch Plan Documents.pdf
2021.51 Lord and Harrington, LLC - 1 Diamond Concept SR.pdf
One Diamond Documents.pdf

8. OTHER BUSINESS
9. ADJOURN
The Board reserves the right to halt official business at 9:30 p.m. Items not heard at tonight’s

meeting shall be rescheduled to the next meeting of the Board. All materials pertaining to
items on the agenda are available for public review at the Biddeford Planning
Department, second floor, Biddeford City Hall during normal business hours.
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Greg Tansley, A.I.C.P. 
City Planner 

205 Main Street 
P.O. Box 586 

Biddeford, ME  04005 
(207) 282-7119 or (207) 284-9115 

Greg.Tansley@biddefordmaine.org 
 

Planning Board 
Meeting Minutes 

DRAFT 
  

 
Date:  November 3, 2021 
Time:  6:00 PM 
Location: City Hall Council Chambers & REMOTE ACCESS MEETING (1MRSA § 403-A permits 

public proceedings through remote access during the declaration of state of 
emergency due to COVID-19). 

 
1. Pledge of Allegiance  
2. Declaration of Quorum/Voting Members 

Quorum Present: Bill Southwick (chair), Bruce Benway, Sean Tarpey, Spiros Droggitis, 
Alexa Plotkin (voting alternate) and Michael Cantara (via Zoom) 

             Chair Southwick opened the meeting at 6:02 PM 
3. Adjustments to the Agenda 
4. Planner’s Business 
5. Consent Agenda 

5. A. Approval of Planning Board Meeting Minutes from October 6, 2021 
MOTIONS: 6:05 
Benway-Motion- to approve the Consent Agenda for October 6, 2021 
Plotkin-Second 
Chair Southwick-Roll Call for Vote-Motion Passed, Unanimous Approval 4-0 (Benway, 
Tarpey, Droggitis & Plotkin) 

6. Unfinished Business 
7. New Business 

7.A. 2021.47 Public Hearing for proposed zoning amendments to change the zoning 
district for the following parcels from Suburban Residential-1 (SR-1) to Institutional (IN): 
1 Hills Beach Rd. (Map 51, Lot 11), 583 Pool St. (Map 51, Lot 10), 590 Pool St. (Map 51, Lot 
18-1).  Each of these parcels have been acquired by the University of New England (UNE) 
since 2010.  Changing these parcels to the IN Zone would be consistent with other parcels 
owned by the UNE. 

 Planner, Greg Tansley introduced Alan Thibeault Vice President for University 
Operations. 

 Mr. Thibeault gave a brief narrative about the zone change request. 

 Chair Southwick opened the item to the public. 

 Speaking from the public are the following: 
Dennis Letellier  
Andy Brady of 565 Pool Street 
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 Chair Southwick brought the discussion back to the Board. 

 The Board discussed the requested changed and some pedestrian/traffic issues in 
the area 

MOTIONS:  6:26 
Benway-Motion- To recommend the zone change be approved for the University of New 
England to change the zoning for the 3 parcels identified to IN, consistent with the intent 
of the IN Zone.   
Droggitis-Second 
Chair Southwick-Roll Call for Vote-Motion Passed, Unanimous Approval 4-0 (Benway, 
Tarpey, Droggitis & Plotkin) 
 

7B. 2021.44 Conditional Use Permit for a Home Occupation for Scott Pollock to convert the 
one car garage at 356 South Street (Tax Map 31, Lot 9) into a wellness center in the R-3 Zone. 

 Planner Tansley gave a brief introduction of the project.  He also shared a report 
from Joanne Fisk of the Biddeford Police Department regarding traffic on that end 
of South Street. 

 Mr. Pollock spoke on his own behalf telling of his experience.  He also addressed 
some complaints made by neighbors such as parking and timing of appointments. 

 There were no comments from the public. 

 The Board discussed the proposal with the applicant and asked Mr. Pollock what 
the definition of a Wellness Center is and what services he will be offering at his 
facility. 

MOTIONS: 6:49 
Benway-Motion- To approve the Conditional Use Permit for Scott Pollock at 356 South Street 
and approve the Draft Findings of Fact with the Conditions presented therein. 

Plotkin Second 
Chair Southwick-Roll Call for Vote-Motion Passed, Unanimous Approval 4-0 (Benway, 
Tarpey, Droggitis & Plotkin) 
 
7. C. 2021.31 Review a Preliminary 6-Lot Cluster Subdivision Application for Ginger Hill 
Design + Build at 918 Pool Road (Tax Map 4, Lot 48) in the Coastal Residential (CR) and 
Rural Farm (RF) Zones. 

 Consulting Planner, Chris Di Matteo did a brief introduction of the project. 

 Representing the applicant were the following: 
Connor Ritter-Walsh Engineering 
Emily Ingwersen-Ginger Hill 
Norm Chamberlain-Walsh Engineering 
Rob Ingwersen-Ginger Hill 

 Comments from the public were made by Richard Rhames of Ward 3 

 The Board discussed the project with the applicants, the open space was 
discussed whether it would be handled by the HOA or a Land Trust. 

MOTIONS: 7:47 
Benway-Motion- To approve the Preliminary Cluster Subdivision for Ginger Hill, LLC at 
918 Pool Road conditioned on the applicant addressing all Staff and Planning Board 
comments in its Final Application submission. 

4



 

 www.biddefordmaine.org Page 3 of 4 
 

 

Plotkin-Second 
Chairman Southwick-Roll Call for Vote- Motion Passed, 3-2 (Benway, Plotkin for; Tarpey, 
& Droggitis against; Chair voting to pass the motion as tie breaker) 

 
7.D. Review a Preliminary 6-Lot Cluster Subdivision for Ginger Hill Design + Build at 158 
Oak Ridge Road (Tax Map 4, Lot 57) in the Rural Farm (RF) Zone. 

 Consulting Planner Chris Di Matteo gave an introduction of the project 

 Presenting for the applicants are as follows: 
Connor Ritter-Walsh Engineering 
Norm Chamberlain-Walsh Engineering 
Emily & Rob Ingwersen-Ginger Hill 

 Richard Rhames of Ward 3 spoke from the public 

 The Board discussed the project again asking about the open space management 
MOTIONS: 8:21 
Benway-Motion: To approve the Preliminary Cluster Subdivision for Ginger Hill, LLC at 
158 Pool Road conditioned on the applicant addressing all Staff and Planning Board 
comments in its Final Application submission. 
Plotkin-Second 
Chair Southwick-Roll Call for Vote-Motion Passed, Unanimous Approval 4-0 (Benway, 
Tarpey, Droggitis & Plotkin) 

 
 7.E. 2021.50 Sketch Plan Review for a new substation for Central Maine Power Company  
 At 466-468 South Street (Tax Map 2, Lot 40-1) in the SR1 Zone. 

 Consulting Planner, Chris Di Matteo gave an introduction of the project 

 Representing the applicant are as follows: 
Mark Christopher –TRC Companies 
Marc Inman-CMP 
Jeremy Pettingale-CMP 

 There were no comments from the public 

 The Board discussed the project asking about the height of structures, buffers, 
existing vs proposed and environmental assessments. 

 
7.F. 2021.52 Sketch Site Plan Review & Contract Zone for BVH Biddeford, LLC at 424 
Alfred Street (Tax Map 20, Lot 26-1) in the I-3 Zone.  The proposal is for the Biddeford 
Regional Center of Technology to expand into the Shopping Center. 

 Consulting Planner Chris Di Matteo introduced the project 

 Representing the applicant are as follows: 
Philip Chaney-Barrett Made Architects 
Eric Dube-Trillium Engineering 

 No Public Comments 

 The Board discussed the project mentioning the fact that this is a gateway into 
Biddeford. 

 
8. Other Business 
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 Planner Tansley talked about the Comp Plan survey there were over 1200 
responses, the majority coming in on paper.  The task at hand is to summarize the 
survey results and fact sheets. 

 Planner Tansley also talked about the next PEP with the survey results. 

 He also talked about the community charet process looking at the 1st and 2nd 
weekends in December. 

9. Adjourn 
MOTIONS: 9:17 
Benway-Motion-to adjourn 
Plotkin-Second 
Vice Chair Angers-Roll Call for Vote- Motion Passed, Unanimous Approval 4-0 (Benway, 
Tarpey, Droggitis & Plotkin) 
Meeting adjourned at 9:23 PM 

 
  

            
 Planning Board Chair/Vice Chair   Date 
 
These minutes are summary and are not intended to be verbatim.  Archived meetings 
are viewable on the City’s website: www.biddefordmaine.org. 
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207.604.4245                cdimatteo@longmeadowpla.com               104 Spring Street Saco, Maine 04072 

LONG MEADOW  PLANNING & LANDSCAPE ARCHITECTURE, LLC  

PLANNING BOARD 
REPORT 
 

 

November 10, 2021 

 

Biddeford Planning Board 

Greg Tansley, City Planner 

City of Biddeford  

205 Main Street  

Biddeford, Maine 04005 

 

Application: McKenney Drive (Lot 6) – Indian Cliff Development Corp. 

(Tax Map 7 Lot 18-13; Tax Map 7 Lot 17-2) 

Amended Subdivision Plan Review 

Review Status: New amended plan application. 

 

Board members and Mr. Tansley, 

 

The following application information has been provided for review: 

1. Application form dated 10/26/2021. 

2. Cover Letter dated 10/26/2021 by William Thompson, BH2M. 

3. Response to Comments to City Planner’s 11/8/2021 email.  Letter dated 11/9/2021 by William 

Thompson, BH2M.  Includes 2016 MDEP Permit-By-Rule application for stream crossing and 

email correspondence with Maine Water. 

4. Plan entitled: 2nd Amended Final Plan, 5 Lot Subdivision, McKenney Drive, Biddeford, Maine.  

REV Date: 11/9/2021.  Prepared by BH2M, Engineers, Surveyors.   

The following information not part of the application submission: 

5. Previously approved plan:  Amended Final Plan, 5 Lot Subdivision, McKenney Drive, Biddeford, 

Maine. Date: June 2017.  Prepared by BH2M, Engineers, Surveyors. (BK 389 PG 20 YCRD) 

6. Previously approved plan:  Final Plan, 5 Lot Subdivision, McKenney Drive, Biddeford, Maine.  

REV Date: 3/18/2015.  Prepared by BH2M, Engineers, Surveyors. (BK 375 PG 25 YCRD) 

7. Previously approved plan:  Final Plan, McKenney Drive Subdivision, Biddeford, Maine. REV Date: 

8/4/1998.  Prepared by Paul P. Gadbois, Engineering, Surveying, Land Planning. (BK 243 PG 33 

YCRD) 

With review of the above information and the Land Development Regulations, I offer the following 

comments on compliance with the City’s ordinances. 
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PROJECT DESCRIPTION 
 
The project site, located in the Residential-1A Zone, includes remaining land not subdivided 2015 

when the Planning Board reviewed and approved a 5-lot subdivision at the end of McKenney Drive, 

a development that was previously approved in 1997.   The 2015 plan was amended in 2017, 

primarily with the addition of land to some of the 5 lots.  The site is bisected by a CMP easement 

and a stream tributary of Thatcher Brook.  The latter was crossed with a culvert and new driveway 

sometime after 2016.  The applicant is seeking approval to create a sixth single family lot with the 

use of additional land from Tax Map 7 Lot 17-2, also owned by the applicant, and with access via 

the existing driveway to the hammer-head at the end of McKenney Drive. In addition, a private way 

extension to the private portion of McKenney Drive is proposed. 

COMPLETENESS REVIEW 

The application is before the Planning Board as required by Chapter 66 (Subdivisions) subject to 

previously approved Subdivision Plans that are revised or amended.  Per the City’s Subdivision 

ordinance (66-4 (f), No plan approved under this section shall be altered or amended, or 

otherwise changed without prior Board approval. 

As with a minor subdivision applications, it is assumed the submission would require only that 

material necessary for the Board to review and make a determination (Sec. 66-33 (b).  The 

applicant has prepared and submitted information that is adequate for plan review by the Board, 

however, it is recommended more information/clarification is provided, outlined below, prior to or as 

part of final approval. 

 
COMPLIANCE WITH THE CITY’S ORDINANCES 

The proposed amendment appears to be conforming, though additional information is needed: 

1. The proposed lot is not within 200 feet from the public sewer since the sewer in McKenney is 

private up to Kenzie Way., It is the City’s understanding, however, that instead of a single 

subsurface wastewater disposal system (septic system), connection to the private sewer 

main is proposed. Applicant should confirm and provide a capacity letter from the City 

Wastewater Department since the private sewer connects to the city sewer. 

2. The calculations on the net density (Sec. 44, Art. VI LDR) that demonstrate the proposed Lot 

6 conforms should be submitted.  This should reflect the potential for the area depicted as a 

50’ R.O.W. to be a street, which would, at such time, effectively create two lots. 

3. The applicant proposes in the cover letter a new private way (presumably an extension to 

and) at the end of McKenney Drive.  If this is the case, then a revised grading plan should be 

prepared and submitted that demonstrates the private way extension is constructed in 

conformance to the ordinances.  It doesn’t appear it currently does in that a driveway cannot 

suffice as a private way.  It can, though be used to access the proposed lot, until such time a 

8



PLANNING BOARD REPORT NO. 1    

2ND AMENDED SUBDV – MCKENNEY DR – INDIAN CLIFF DEVELP CORP. 

NOVEMEBER 10, 2021 
PAGE     OF 4 

207.604.4245                cdimatteo@longmeadowpla.com               104 Spring Street Saco, Maine 04072 

3 

private way extension is approved by the Planning Board and constructed accordingly.  The 

applicant should clarify this. 

4. The application as submitted can be considered for approval to add the proposed lot, 

however, it does not include adequate information to considered for an extension to the 

current private way. 

5. It should be confirmed that existing Lot 4 will not have driveway access from the end of the 

hammer-head turn-a-round. 

6. Confirmation/demonstration that the CMP easement burdening the property will 

accommodate a driveway and/or future street within its bounds.  A copy of the easement 

should be submitted for the City’s review and file. 

7. The Police Department with regards to E-911 compliance should confirm addressing for the 

new lot.  This is likely not an issue but should be addressed prior to the issuance of a 

building permit. 

8. Ability to Serve letters from Maine Water and Fire Department are required and should be 

submitted prior to or as part of final approval.  A letter that clearly states there are not 

issues with serving the site from both Maine Water and the Fire Department should be 

provided. 

9. The remaining land of Indian Cliff Development Corp. reflected as 2.046 AC on the 

previously approved land.  Land from the adjacent parcel, that was not part of the original 

subdivision, is being used to add land to the proposed lot 6.  The final amended plan should 

reflect the owner and deed information here as it is typically done, e.g. N/F Indian Cliff 

Development Corp….but not perpetuate that it is remaining land since it was not part of the 

previously approved subdivision. 

10. The final plan should be revised to reflect accurately all existing vs. proposed information.  It 

appears the information associated with various drainage easements.  If these have been 

executed, they should be depicted as existing not proposed.  If that’s not the case, why 

haven’t they been executed?  For the same objective, the note on the plan that states This 

plan supersedes the previously recorded plan… should simply state that it amends it, not 

supersedes it.  A note that clear explains, and describes the amendment, e.g. the addition of 

Lot 6 and land from Tax Map 7 Lot 17-2, etc… should be provided. 

11. Final plan’s signatory block should be revised to reflect the City Planner’s signature rather 

than the full board, to read as: 

BIDDEFORD PLANNING BOARD 

________________________   _______________ 

GREG TANSLEY, CITY PLANNER, DULY AUTHORIZED TO  
SIGN ON BEHALF OF THE BIDDEFORD PLANNING BOARD 
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NOTE: THE PLAN IS SIGNED BY THE CITY PLANNER ON BEHALF OF THE  
BIDDEFORD PLANNING BOARD AND SHALL BE DEEMED TO HAVE BEEN SIGNED BY 
THE INDIVIDUAL MEMBERS OF THE PLANNING BOARD EVIDENCING APPROVAL OF 
THE FINAL PLANS. 

 

WAIVER REQUESTS 

None requested. 

 
CONCLUSION 
 

The scope of the application is limited in nature and the submission, considering the comments 

above, appears to be adequate consideration of a conditional approval if the Planning Board is so 

inclined.  For suggested motions and conditions of approval see Planning Board Packet 

Summary.  

 
 

Feel free to contact me with questions. 
 

Best regards, 
 

 

 

Christopher  Di Matteo 

City of Biddeford Contract Planner. 

cdimatteo@longmeadowpla.com 

207.604.4245 
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FINDINGS OF FACT AND CONCLUSIONS OF LAW 
AMENDED SUBDIVISION PLAN REVIEW   

LOT 6 MCKENNEY DR (MAP 7 LOT 18-13) 
 
 
Pursuant to the provisions of the City of Biddeford Code of Ordinances Chapter 66 and 
applicable provisions of the Land Development Regulations, the Biddeford Planning Board has 
considered the application of Indian Cliff Development Corp. including supportive data, public 
hearing testimony and related materials contained in the record. Based on Public Comment and 
Staff’s review and recommendation, the Planning Board makes the following Findings of Fact 
and Conclusions of Law: 
 
Findings of Fact: 
 

1. 
 

Applicant and Owner Michael Eon 
Indian Cliff Development Corp  
PO Box 444, Biddeford, ME 04005 

2. Agent: William Thompson, BH2M 
3. Surveyor: BH2M Engineers, Surveyors 

380B Main Street, Gorham, ME 04038 
4. Project Location: Terminus of McKenney Drive 

Biddeford, ME  04005 
5. Project Tax Map #/Lot #: Tax Map 7 Lot 18-13 (Portion of 7/17-2) 
6. Lot Size: 108,102 SF +/- 
7. Existing Zoning: R-1A 
8. Overlay Zoning: None 
9. Existing Use: Residential Single Family 
10. Proposed Use: Additional Single Family Lot (#6) 
11. Floodplain Status: None 
12. Approvals Required: Amended approved Subdivision Plan 
13. Uses in the Vicinity: Residential 
14. Dimensional Requirements:  
 Min. Setback from Major R.O.W:  

40 FT/ Other R.O.W:  25 FT 
Min. Lot Size: 10,000 SF/ Unit (Public 
Water and Public Sewer) 

 Minimum Side/Rear Setback:10 FT Maximum Height: 3 stories / 35 FT 
15. Waivers Needed: 
 a. None 
16. Waivers Granted: None 
17. Variances Needed for Approval: None. 
18. Other Approvals Required: Building Permits from the Biddeford Code 

Enforcement Office. 
19. Other Permits Obtained: None. 
20. Other Non-City Permits Required: None 
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21. LDR Attachment A: Fees Paid: Yes 
22. Application Materials Submitted: 

1. Application form dated 10/26/2021. 
2. Cover Letter dated 10/26/2021 by William Thompson, BH2M. 
3. Response to Comments to City Planner’s 11/8/2021 email.  Letter dated 

11/9/2021 by William Thompson, BH2M.  Includes 2016 MDEP Permit-By-
Rule application for stream crossing and email correspondence with Maine 
Water. 

4. Plan entitled: 2nd Amended Final Plan, 5 Lot Subdivision, McKenney Drive, 
Biddeford, Maine.  
REV Date: 11/9/2021.  Prepared by BH2M, Engineers, Surveyors.   

23. Planning Board Review History: 
 Final Review  Meeting on November 17, 2021 

 
Conclusions of Law: 
The Planning Board concludes based on the application information submitted, peer-review and staff 
reports prepared and testimony provided at their meetings, the application conforms to the 
following provisions: 
 
A. Section 66-39 (below) applicable standard and requirements of Chapter 66 of the City’s 

subdivision ordinance: 

1. The project will not result in undue water or air pollution.  
2. The project has sufficient water available for the reasonably foreseeable needs of the 

subdivision; 
3. The project will not cause an unreasonable burden on an existing water supply, if one is 

utilized; 
4. The project will not cause unreasonable soil erosion or reduction in the capacity of the 

land to hold water so that a dangerous or unhealthy, condition may result; 
5. The project will not cause unreasonable highway or public road congestion or unsafe 

conditions with respect to use of the highways or public roads existing or proposed; 
6. The project will provide for adequate sewage waste disposal; 
7. The project will not cause unreasonable burden on the ability of the municipality to 

disposal of solid waste and sewage if municipal services are to be utilized; 
8. The project will not have an undue adverse effect on the scenic or natural beauty of the 

area, aesthetics, historic sites, or rare and irreplaceable natural areas or public rights for 
physical or visual access to the shoreline. Environmentally sensitive areas, including but 
not limited to wetlands, steep slopes, floodplains, significant wildlife habitats, fisheries, 
scenic areas, habitat for rare and endangered plants and animals, unique natural 
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communities and natural areas, and sand and gravel aquifers will be maintained and 
preserved to the maximum extent; 

9. The project is in conformance with a duly adopted subdivision regulation or ordinance, 
Comprehensive Plan, development plan, or land use plan, if any.  

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

11. Whenever situated, in whole or in part, within 250 feet of any lake, pond, river or tidal 
waters, the project will not adversely affect the quality of that body of water, or 
unreasonably affect the shoreline of that body of water, as indicated on the City of 
Biddeford, Official Zoning Map and referenced in the City's Comprehensive Plan; 

12. The project will not, alone or in conjunction with existing activities, adversely affect the 
quality or quantity of ground water; 

13. The project is not in a flood prone area; 
14. The project will not unreasonably obstruct abutting properties or structures access to 

direct sunlight; 
15. If any portion of the site has been identified as containing historic or archaeological 

resources, the development shall include appropriate measures for protecting these 
resources, including but not limited to modification of the proposed design of the site, 
timing of construction, and limiting the extent of construction. 

 
Determination: 
Based on the evidence available and the conclusions above, the Biddeford Planning Board 
approves the application with the following conditions: 
 
Conditions of Approval: 
 

1. Approval does not include an extension to McKinney Drive. 
2. Prior to any ground disturbance or issuance of any permits: 

a. All outstanding review comments as outlined in the Board Report dated 
11/10/2021 shall be addressed to the satisfaction of the City Planner.  

b. A revised Amended Subdivision Plan, suitable for recording, will be provided, 
no later than thirty days, to the City Planner for review and approval.  

c. A pre-construction meeting with the contractor needs to be held with the 
Planning and Engineering Departments to discuss inspection requirements. 

d. A Unit Cost Estimate on City form shall be submitted to the City Planner for 
review. 

3. Prior to the issuance of any occupancy permits: 
a. A sewer permit is required prior to any permit issuance.  Sewer impact fee will 

be assessed once final flow numbers are provided to the Director.    
b. A performance guarantee (acceptable to the Engineering Department) in the 

amount of 150% of any remaining site improvements shall be submitted to the 
Planning Department.  Amount to be determined based on City inspections 
and the recommendation of the City Engineer.  
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4. All erosion and sediment control measures need to be installed.  Applicant shall notify 
the Engineering Department once installed so that Staff may inspect said installation, 
as necessary. 

5. Best management practices shall be adhered to during all ground disturbance 
operations.  All Catch Basin’s in the vicinity of earthwork operations shall have silt 
sacks installed & maintained for the duration of the work. 

6. Copies of the maintenance logs for any stormwater facilities shall be submitted to the 
City for each calendar year no later than January 15th of the following year.  If the 
Engineering Department does not receive these copies within 30 days after the 
deadline, the applicant may be required to return to the Planning Board for further 
review. 

7. The applicant shall obtain all other pertinent local, state and federal permits, licenses, 
and insurance such as blasting, building, electrical, plumbing, etc., prior to 
commencing business, unless authority issuing said permit allows for such actions. 

8. The Police Department with regards to E-911 compliance should confirm addressing 
for the new lot.   

9. Ability to serve letters from all utility agencies and the Fire Department. 
10. Once completed, as-built drawings of the site shall be provided to the Planning 

Department.   
11. Upon completion of the work the project engineer shall certify that the project has 

been completed as per the approved plans or shall note any deviations from the 
approved plans. 

12. Standard Conditions of Approval apply. 
 

________________________________ 
Planning Board Chairman 

 
________________________________ 

Date 
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LY“ WILLIAM A. THOMPSON
ROBERTC.LIBBY,Jr.

“a7 WALTERE. PELKEY
ANDREW S. MORRELL
STEVEN J. BLAKE

Berry, Huff, McDonald, Milligan Inc.

Engineers, Surveyors
 

380B Main Street Tel. (207) 839-2771

Gorham, Maine 04038 www.bh2m.com

October 26, 2021
Greg Tansley
Biddeford City Planner
P.O. Box 586, 205 Main Street

Biddeford, Maine 04005

Re: McKenney Drive
Amended Plan

Dear Greg;

On behalf of the applicant, Indian Cliff Development Corp., we are submitting an amended plan
for a proposed private way offthe end of McKenney Drive. This private way will be to access
proposedlot 6.

The applicant received a stream crossing “permit by rule” application dated 9/1/14, and that culvert

and crossing have been constructed. We will use that location as part ofthis private way. No
wetland impacts will be required for this amendment.

Proposed lot 6 will connect to the existing utilities that were installed as part ofthe stream crossing
project.

Weare submitting 10 copies of the amended plan along with the application. We will present this
at the November 3” planning board meeting.

Sincerely,

Wn. G (bnew
William A. Thompson
Project Manager

cc: M. Eon

encl.
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CITY OF BIDDEFORD, MAINE
PLANNING BOARD

P.O. Box 586, 205 Main Street Biddeford, Maine 04005

207-284-9115

APPLICATION FORM

Type of Application:

[_] Shoreland Zoning Permit [_] Site Plan Review (_] Extraction

[_] Conditional Use Permit Subdivision ["] Private Way

[_] Other: Private Way & Amended Subdivision

Applicant Information:

 

 

Applicant’s Name: Indian Cliff Development Corp.

Applicant’s Mailing Address: P.O. Box 444 Biddeford, Maine 04005

Applicant’s Telephone: 207 283-3000
 

Whatis Applicant’s legal interest in the property?

Owner _—[_] Potential Buyer with Contract  [_] Lease/Rental Agreement

Owner’s Name: Sameas Applicant

Owner’s Address:
 

Owner’s Telephone:
 

 

Agent’s Name: William Thompson - BH2M Engineers

Agent’s Address: 380B Main Street m, Maine 0403

Telephone: 207 839-2771
 

Engineer/Surveyor: Robert C. Libby PLS 2190 - BH2M Engineers

Engineer/Surveyor’s Address: 380B Main Stree h aine 0403

Telephone: 207 839-2771

Project Location and Lot Information:

Street Address: McKenney Drive

Tax Map: 7 Lot: Block 18 Lot 13 & Block 15 Lot 2

Current Zoning: RIA Shoreland Zoning: None
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Size oflot: 105,997 [_] acres s.f. Lot Frontage: 100"

 

 

 

 

Existing Use of Property: wooded & openfields

Property currently serviced by: City Road [] Private Road

Public Sewer & Private [_] Septic System

Public Water [_] Private Well

Public Trash [_] Private Hauler

Slope Conditions in Area of Construction (if applicable):

[_] Flat (0-3 % slope) [_] Rolling (3-8% slope) Hilly (8-15% slope) [[] Steep (15% + slope)

Arethere any wetlands or waterbodies on the site? Yes [_] No If yes, attach information

Do youplan to bring fill onto the lot? [_] Yes No If yes, attach information

Forested Wetlands

Description of proposed use of property:

Project/Proposed Use Description: homein-law unit
 

 

 

 

Property to be serviced by: [_] City Road Private Road

[_] Public Sewer Septic System

Public Water [_] Private Well

[_] Public Trash Private Hauler

Is this project part of a larger project? [] Yes No
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[_] If in a Shoreland Zone:

Percentofresidential lot coverage (Max. 20%):
 

Percent of structure expansion (Max. 30%):
 

[_] If Subdivision Review, numberoflots proposed: {

[_] If a Private Way is proposed, numberoflots served: {

[_] If Site Plan Review, you must provide the following information:

Total new square feet footprint of structures: One

Total new square feet paving/parking: One

Waiver Requests (attach details):

1.
 

 

 

 

vw
FF

Y
P
N

 

Attachments:

A. Letters of Approval

[_] Fire Department - Contact Chief or Deputy Chief - 282-9986

(_] Ability to Serve for Water Service — Maine Water - 282-1543

[_] Ability to Serve for Sewer Service- Engineering Dept (Sewer) - Tom Milligan 284-9118

(_] Police Department - E-911 Road Name Designation - Contact Joanne Fisk - 282-5127

B. Letter to Planning Board describing project, waiver requests, proposed improvements, addressing

permit requirements,etc.

C. Photographsofsite.

D. Architectural renderings/drawings of proposed buildings, as required.

E. Engineered Plans, as required.
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Fees (due at time of application):

Refer to “Attachment A Fees and Charges” of the Land Development Regulations for more information.
Consult with Planning Staff if you have questions.

Required Signatures:

By signing this application, as the foresaid applicant or authorized agent:

2 Icertify that I have read and completely understand the application;
« Icertify that the information contained in this application andit’s attachments are true and correct;
« J understandthat all information provided on this form andall other documents submitted as part

ofmy proposalis a matter ofpublic record;
« Tunderstand that copies of this information may be supplied upon request to an interested party.
= I understand that additional funds may be required through the course of review for special

studies, legal review costs, and/or engineering review.
= TJ understand that by submitting this application I am not guaranteed a place on any particular

agenda. I further understand that the City Planner will place me on an agenda for review when the
application is deemed substantially complete.

[_] Project proposed to have 1 acre or more ofsite disturbance:

-Project may need to apply for a Maine Construction General Permit and shall comply with
the requirements of DEP Chapter 500 Stormwater Regulations, as they apply.

Signature of icant: NapeceeBU Date: _lo [26 (20z1
Aqeu* willian A. Thowgsam

Signature of owner of property: Date:

IF PLAN APPROVALIS ANTICIPATED, PROVIDE 2 FULL SIZE MYLARS & 2 FULL
SIZE PAPER COPIES FOR BOARD SIGNATURE (AS APPLICABLE).

CHECK WITH PLANNING STAFF FOR CLARIFICATION.
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McKenney Drive, Biddeford 

Net Residential Calculations for Lot 6 

 

 

TOTAL AREA     108,182 sf 

 

DEDUCT: 

 WETLANDS  - 23,054 sf 

 RIGHT OF WAY - 12,500 sf 

 USABLE AREA    72,628 sf  ÷  20,000 sf   =   3.63 LOTS 
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City of Biddeford

Planning Board Application
P.O. Box 586, 205 Main Street Biddeford, Maine 04005

207-284-9115

 

Type of Application:
Shoreland Zoning Permit __ Site Plan Review __ Extraction

Conditional Use Permit __ Subdivision an __ Private Way

Xother: *Geowtect BRaeTick l, Forte

Applicant Information:

Name: ERie, EWALA GF Stephawie \ew2)

Mailing Address: G. ATWoo WA dong Andover. HA OIiXid

 

 

 

 

 

 

 

Telephone: S08 ~G/2 “<4CGO
Email: euwrrdsesy C Yahoo.com

Whatis yourlegal interest in the property?

Owner __ Potential Buyer with Contract __ Lease/Rental Agreement

Owner's Information:

Name: , _

Mailing Address: SAME AS AbSOUE
Telephone:

Email:

Agent’s Information:

Name: “lony Qu iuo, SeoBAYBuy ld CIES LLC
 

Mailing Address: (28 WWBene Rd “idd efon. V4eo O40S
Telephone: 2o7 - 25) - 344 2.

Email: Lonycovind CC, Qou. COW)

Engineer/Surveyor’s Information:
Name: Dow 4 Coloumloe_

Mailing Address: \a Pauk ST Gieo He O4072..

Telephone: 207-284-452}

Email: wWICo\ g Cow

Project Location and Lot Information:

Street Address: 4 EBGEWMER { luce “Baad«fons HE O400S
Tax Map: SS Lot:
Current Zoning: CR. Shovwlena— CR

Size of Lot: ol (acres (_ )s.f. Lot Frontage:

Existing use of Property: Res i DentTi Ad
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Propertycurrently serviced by:
“City Road Public Sewer X Public Water XPublic Trash
__ Private Road XSeptic System __ Private Well ___ Private Hauler

Slope Conditions in Area of Construction(if applicable):
XFlat (0-3% slope) __Rolling (3-8% slope) Hilly (8-15% slope) __Steep (15%+ Slope)
Are there any wetlands or waterbodies on the site? __ (Yes)X{No) if yes attach informationDo youplanto bringfill onto the lot? __(Yes) X(No) If yes attach information

Description of proposed use of property:
Project/Proposed Use:

Kes DETAC _

 

 

Property to be Serviced by:
__ City Road Public Sewer _ enteal __ Public Trash__ Private Road SPdbGystenttS Private VE Private Hauler
ls this project part of a larger Project? (Yes) Mino)

  

   

  

__ If in a Shoreland Zone: —
‘dential lot coverage (Max 20%):

structure expansion (Max 30%):
division Review, numberoflots proposed:

a Private Way is proposed, numberof lots served:

=

——

 ——

 
—

 

If Site Plan Review, you must provide thefollowin information:
Total new squarefeet footprint of structure: sta
Total new squarefeet paving/parking: N/ft

Waiver Requests (attach details):

 

 

 

 

 

 

1.

2. a —
3, NONE
4.

5.

Attachments:

A. Letters of Approval
_— Fire Department-Contagt Chiefor Deputy Chief — 282-9986
__ Ability to Serve ‘Ay ereprvice — Maine Water — 282-1543
__ Ability to Serve for Wr Service — Engineering Dept — Tom Milligan 284-9118_— Police Department

4

e-911 Road Name Designation — Contact Joanne Fisk 282-5127
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B. Letter to Planning Board describing project, Waiver requests, proposed improvements,
addressing permit requirements,ect.

C. PhotographsofSite.

D. Architectural rendefings/drawings of proposed buildings, as required.
E. Engineerin ns, as required.

Fees (Due at time of Submission): TS + 30 73 [5
e $40 Nonrefundable Administration Fee is required for every application.
e Refer to “Attachment A Fees and Charges” of the Land Development Regulations for more

information. Consult with Planning Staff if you have questions.
Required Signatures:

By signing this application, as the foresaid applicant or authorized agent:
= | certify that | have read and completely understand the application;
" I certify that the information containedin this application and it’s attachments are true and

correct;

* | understand thatall information provided on this form and:all other documents submitted
as part of my proposalis a matter of public record;

* understand that copies of this information maybe supplied upon request to an interested
party.

* understand that additional funds may be required through the course of the review for
special studies, legal review costs, and/or engineering review.

* lunderstand that by submitting an application | am not guaranteeda place on anyparticular
agenda.| further understand that the City Plannerwill place me on an agendafor review
whenthe application is deemed substantially complete.

  

  

__ Project proposed to have 1 acre or moreofSite disturbance:
-Project may need to apply for a Maine Construction General Permit and shall comply with the
requirements of DEP Chapter 500 Stormwater Regulations, as they apply.

 

Signature of Applicant: —__ Date \O- g- 2\
Signature of Property Owner: Date

 

 

IF PLAN APPROVALIS ANTICIPATED, PROVIDE 2 FULLSIZE MYLARS & 2 FULL SIZE
PAPER COPIES FOR BOARD SIGNATURE (AS APPLICABLE)
CHECKWITH PLANNINGSTAFF FOR CLARIFICATION.
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eric ewald
1 Edgewater

Oct 11, 2021 at 4:16:39 PM
tonycovino@aol.com

Please acceptthis email as conveying authority to Tony Covinoto function as my
agent/representative for the planning and possible construction on 1 EdgewaterPlace.
Any questions or concernspleasefeel free to email me or call/text my cell at 508 612
Q990

Thank you ~

Eric Ewald & Stephanie Lenzi
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207.604.4245                cdimatteo@longmeadowpla.com               104 Spring Street Saco, Maine 04072 

LONG MEADOW  PLANNING & LANDSCAPE ARCHITECTURE, LLC  

PLANNING 
BOARD REPORT 
 

 

November 10, 2021 

 

 

Biddeford Planning Board 

Greg Tansley, City Planner 

City of Biddeford  

205 Main Street  

Biddeford, Maine 04005 

 

Application: New Principal Building –  Ewald & Lenzi 

1 Edgewater Place  (Tax Map 55 Lot 23) 

Reconstruction of a Nonconforming Structure in the Shoreland Overlay Zone  

Review Status: New Application 

 

Board members and Mr. Tansley, 

The following application information has been provided for review: 

1. Application form dated October 10, 2021 

2. Plan entitled: Shoreland Zone Setback Requirement to the Greatest Practical Extent – Site 

Plan made for Eric Ewald and Stephanie Lenzi…Parcel located at 1 Edgewater Place, Hills 

Beach, Biddeford, Maine. Prepared by Dow & Coulombe, Inc, dated 10/26/2021.  

 

With review of the above information and the City’s Land Development Regulations I offer the 

following comments on compliance with the Town’s ordinances. 

PROJECT DESCRIPTION 

The project site is a developed legally nonconforming lot located within the Shoreland Zone (Limited 

Residential and Resource Protection) and Coastal Residential base zone. The applicant is seeking to 

reconstruct a new dwelling on site which requires the Planning Board to determine the setbacks, in 

this case more than one, from the shorelines to the greatest practical extent. 

 

APPLICATION COMPLETENESS REVIEW 

The application is before the Planning Board for reconstruction of a nonconforming building within 

the shoreland zone per Article XIV Shoreland Zoning Ordinance, Section 12.C.4 Reconstruction.  As 

outlined in this provision, the Planning Board is required to determine to the greatest practical 

extent the distance the new structure can be located from the protected resource, as directed in 

Section 12.C.3 Relocation. 
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When considering the sections above and Section 16 Administration, the application submitted 

appears be complete. 

COMPLIANCE WITH THE CITY’S ORDINANCES 

LAND USE REGULATIONS 

1. As noted on the Plan the principal building no longer exists.  The Code Enforcement Office has 

determined that the structure was removed such that it has NOT lost its grandfathering and can 

be reconstructed after the Planning Board has determined the setback(s) to the greatest 

practical extent. 

2. Section 12.C.4 allows the reconstruction of a nonconforming structure in the Shoreland Zone 

when the Planning Board determines the new location is at a distance to the greatest practical 

extent from the Protected Resource.  The existing building is not within the 100- foot Limited 

Residential (LR) District Setback, however, as the plan depicts, is within 250 feet of the 

Resource Protection (RP) District.  The latter is effectively a setback since residential dwellings 

are not permitted in the RP District.  When determining the greatest practical extent, the Board 

considers factors outlined in Section 12.C.3 and included below: 

o the size of the lot,  

o the slope of the land,  

o the potential for soil erosion,  

o the location of other structures on the property and on adjacent properties,  

o the location of the septic system and other on-site soils suitable for septic systems, and  

o the type and amount of vegetation to be removed to accomplish the relocation. 

3. The Plan depicts the former building footprint within the side/rear yard setbacks, and within the 

front yard setback for Edgewater Place along with a Maine Water utility easement that lies within 

the same vicinity.  This essentially prevents the building footprint to be located further from the 

RP District, to do so would result in a more nonconforming situation.  It appears the current 

southeasterly building corner that is 214 feet from the Highest Annual Tide (HAT) (Elev. 7.4 

NAVD 88) within Biddeford Pool is the required setback the greatest practical extent.  If the 

Planning Board concurs, the applicant should make it clearer on the final plan that this required 

setback to the shoreline to the greatest practical extent. 

ADDITIONAL COMMENTS 

4. A final plan should include the following revisions:  

a. Plan note that reads: Purpose of this Plan: This plan depicts reconstruction of a non-

conforming structure to meet the wetland setback requirement to the greatest practical 

extent, pursuant to Article XIV Shoreland Zoning Ordinance, Section 12.C.4 of the City of 

Biddeford's Land Development Regulations.  The new building shall be no closer than 

214 feet from the Highest Annual Tide (HAT) within Biddeford Pool, as denoted on this 

plan. 
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c. b. Final plan’s signatory block should be revised to reflect the City Planner’s signature on 

behalf of the Planning Board, not the Staff Review Committee.  Please amend the two 

instances where it refers to the Staff Review Committee. Conditions of approval, when 

finalized, to be placed on the plan. 

d. The property Tax Map and Lot number does not appear to be on the plan.  If it is not, 

this information should be included with the plan notes. 

 

WAIVER REQUESTS 

None requested. 
 

CONCLUSION 

The Planning Board should review Section 12.C.4 and 12.C.3 for the determination to locating a 

reconstructed nonconforming structure from the shoreline to the greatest practical extent and 

determine if it concurs with the required setback from the shoreline proposed.   

With consideration of the comments above, providing a revised plan to reflect the City Planner’s 

signature on behalf of the Planning Board, not the Staff Review Committee,  the application appears 

to address the applicable provisions in the City’s Shoreland Zoning Ordinance (Article XIV), and a 

conditional approval (conditioned to recommended plan revisions) appears to be in order. Suggested 

conditions of approval can be found in the draft Findings of Fact. 

 

 

Feel free to contact me with questions. 
 

Best regards, 

 

 

Christopher  Di Matteo 

Contract Planner for the City of Biddeford 

cdimatteo@longmeadowpla.com 

207.604.4245 

62



 

FINDINGS OF FACT AND CONCLUSIONS OF LAW 
RECONSTRUCTION OF A NONCONFORMING STRUCTURE 

WITHIN THE SHORELAND ZONE 
Determination of the Required Setback to the Greatest Practical Extent 

 
 
Pursuant to the provisions of the City of Biddeford Land Development Regulations 
Article XIV, Shoreland Zoning, the Biddeford Planning Board has considered the 
application by Eric Wald and Stephanie Lenzi, including supportive data, public hearing 
testimony and related materials contained in the record. Based on Public Comment and 
Staff’s review and recommendation, the Planning Board makes the following Findings of 
Fact and Conclusions of Law: 
 
Findings of Fact: 
 

1. 
 

Applicant: Eric Wald and Stephanie Lenzi  
6 Atwood Lane 
Andover, MA 01810 

2. Owner of Property: Eric Wald and Stephanie Lenzi 
3. Agent: Tony Covino, Saco Bay Builders, LLC 
4. Surveyor: Dow & Coulombe, Inc. 

13 Park Street, Saco, ME 04072 
4. Project Location: 1 Edgewater Place 
5. Project Tax Map #/Lot #: Tax Map 55 Lot 23       
6. Lot Size: 5,870 SF +/-  
7. Base Zoning: Coastal Residential 
8. Overlay Zoning: Resource Protection and Limited Residential 
9. Designations: Back Coastal Dune Boundary and Erosion 

Hazard Zone 
10. Existing Use: Residential  
11. Proposed Use: Residential - Single family dwelling 
12. Floodplain Status: none 
13. Approvals Required: Determination of the Required Setback to 

the Greatest Practical Extent 
14. Uses in the Vicinity: Residential - Single family dwelling 
15. Dimensional Requirements (Base Zone): 
 Min. Setback from R.O.W:  25 FT Minimum Rear Setback:  25 FT 
 Minimum Side Setback:  25 FT Maximum Height: 3 stories / 35 FT 
 Minimum Setback from the normal high-water line (Highest Annual Tide) of 

other water bodies, tributary streams, or the upland edge of a wetland:  100 FT. 
 
Reconstruction of a nonconforming structure located less than the required 
setback for a new structure is to be located to the greatest practical extent 
from the shoreline (HAT) as depicted on the approved plans (referenced below) 
and signed by the Planning Board considering all factors outlined in Section 
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12.C.3 and 12.C.4 of Article XIV (Shoreland Zoning Ordinance) of the City’s Land 
Development Regulations and subject to the Board’s Conditions of Approval. 

16. Waivers Needed: a. None 
17. Waivers Granted: a. None 
18. Variances Needed for Approval: None. 
19. Other Approvals Required: Building Permits from the Biddeford Code 

Enforcement Office. 
20. Other Permits Obtained: None. 
21. Other Non-City Permits 

Required: 
Maine DEP NRPA Permit – Coastal Dune 

22. LDR Attachment A: Fees Paid: Yes 
23. Application Materials Submitted: 

1. Application form dated April 11, 2021 
2. Description of proposed development (email dated 6/28/2021) 

Plan entitled: Boundary Survey made for Maria Elizabeth Shultz…Parcel located at 5 
Surf Avenue, Hills Beach, Biddeford, Maine. Prepared by Dow & Coulombe, Inc, REV. 
date 5/20/2021  

24. Planning Board Review History: 
 Final review and approval of the required setback to the greatest practical 

extent on November 17, 2021. 

 
Conclusions of Law: 
 
The Planning Board concludes based on the following that the proposed location of the 
nonconforming structure at 1 Edgewater Place, being no closer than 214 feet from the 
Highest Annual Tide (HAT) line within Biddeford Pool and as depicted on the approved 
plan for Eric Wald and Stephanie Lenzi, signed by the Planning Board (or its designee) , is 
in compliance with the required setback from the shoreline to the greatest practical 
extent. 
 
1. Pursuant to the City’s Land Use Regulations, Article XIV, Section 12.C, when 

considering the relocation, reconstruction or replacement of a nonconforming 
structure located less than the required setback from the shoreline, the Planning 
Board shall consider the following: 

a. The size of the lot:  Modest lot size and required minimum setbacks limits 
locating the structure further from the Highest Annual Tide elevation than 
shown on the plan;  

b. The slope of the land: The topography is modest in relief and does not limit 
the location of the structure;  

c. The potential for soil erosion: The property is located in the Erosion Hazard 
Area, however, due to the size of the lot, this factor is not a limitation on the 
location of the structure. 
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d. The location of other structures on the property and on adjacent properties: 
There are structures adjacent to the property and the side and rear yard 
setbacks do limit the location of the structure. 

e. The location of the septic system and other on-site soils suitable for septic 
systems: The existing septic system is located the building and the street, 
within the front yard setback and does not limit the location of the structure; 
and  

f. The type and amount of vegetation to be removed to accomplish the 
relocation: There is no existing vegetation that would  limit locating the 
structure further away from the protected resource. 

 
Determination: 
 
Based on the evidence available and the conclusions above, the Biddeford Planning 
Board approves the application with the following conditions: 
 
Conditions of Approval: 
 
Standard Shoreland Zoning Requirements related to Section 12.C.3 and 12.C.4 of 
Article XIV as follows: 

1. Standard Condition’s 
2. Prior to signing the final plan, a revised plan per staff’s Board Report and Board 

comments shall be submitted to the City Planner for his review and approval. 
3. No new (reconstruction) structure is permitted closer to the shoreline as what is 

depicted on the approved plan entitled: Plan entitled: Shoreland Zone Setback 
Requirement to the Greatest Practical Extent –Site Plan made for Eric Wald and 
Stephanie Lenzi …Parcel located at 1 Edgewater Place, Hills Beach, Biddeford, Maine. 
Prepared by Dow & Coulombe, signed by the Planning Board or its designee .  

4. No portion of the structure shall be reconstructed within the City Right-Of-Way. 
5. The Code Enforcement Officer shall review and approve conformance to provisions 

of Article XIV of the Land Development Regulations (Shoreland Zoning Ordinance) 
that are required in addition to the Planning Board’s approval of the required 
setback to the greatest practical extent. 

6. Trees removed in order to relocate a structure must be replanted with at least one 
native tree, three feet in height, for every tree removed. If more than five trees are 
planted, no one species of tree shall make up more than 50% of the number of trees 
planted. Replaced trees must be planted no further from the water or wetland than 
the trees that were removed. Other woody and herbaceous vegetation and ground 
cover that are removed or destroyed in order to relocate a structure must be 
reestablished. An area at least the same size as the area where vegetation and/or 
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ground cover was disturbed, damaged, or removed must be reestablished within the 
setback area. The vegetation and/or ground cover must consist of similar native 
vegetation and/or ground cover that was disturbed, destroyed or removed. 

7. Where feasible, when a structure is relocated on a parcel, the original location of the 
structure shall be replanted with vegetation which may consist of grasses, shrubs, 
trees, or a combination thereof. 

8. Obtain all required permits from Maine Department of Environmental Protection 
and the Biddeford Code Enforcement Office. 

9. This approval shall expire one year from the date below if a substantial start is not 
made in construction.  If a substantial start is made within one year of the date 
below, the applicant shall have one additional year to complete the project, 
thereinafter this approval shall expire.  

 
 

________________________________ 
Planning Board Chairman 

 
________________________________ 

Date 
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1)  BOUNDARY AND TOPOGRAPHY INFO. TAKEN FROM SUREYOR DATED DATE. BOUNDARY AND TOPOGRAPHY INFO. TAKEN FROM SUREYOR DATED DATE. SUREYOR DATED DATE.  DATED DATE. DATE. . 2)  THE CONTRACT WORK TO BE PERFORMED ON THIS PROJECT CONSISTS OF FURNISHING ALL REQUIRED THE CONTRACT WORK TO BE PERFORMED ON THIS PROJECT CONSISTS OF FURNISHING ALL REQUIRED LABOR, MATERIALS, EQUIPMENT, IMPLEMENTS, PARTS AND SUPPLIES NECESSARY FOR  OR APPURTENANT TO, THE INSTALLATION OF CONSTRUCTION IMPROVEMENTS IN ACCORDANCE  WITH THESE DRAWINGS AND AS FURTHER ELABORATED IN ANY ACCOMPANYING SPECIFICATIONS. 3) THE WORK SHALL BE PERFORMED IN A THOROUGH WORKMANLIKE MANNER. ALL CONTRACTORS  TO THE WORK SHALL BE PERFORMED IN A THOROUGH WORKMANLIKE MANNER. ALL CONTRACTORS  TO CONFORM TO ALL APPLICABLE OSHA STANDARDS. ANY REFERENCE TO A SPECIFICATION OR  DESIGNATION OF THE AMERICAN SOCIETY FOR TESTING MATERIALS, FEDERAL SPECIFICATIONS,  OR OTHER STANDARDS, CODES OR ORDERS, REFERS TO THE MOST RECENT OR LATEST  SPECIFICATION OR DESIGNATION. 4) ALL CONSTRUCTION WITHIN THE TOWN RIGHT OF WAY SHALL COMPLY WITH TOWN PUBLIC WORKS ALL CONSTRUCTION WITHIN THE TOWN RIGHT OF WAY SHALL COMPLY WITH TOWN PUBLIC WORKS STANDARDS.  ALL CONSTRUCTION WITHIN A STATE RIGHT OF WAY SHALL  COMPLY WITH MAINE D.O.T. STANDARDS.  ALL UTILITY CONSTRUCTION SHALL CONFORM TO  RESPECTIVE UTILITY STANDARDS. 5) THE OWNER IS RESPONSIBLE FOR OBTAINING ALL NECESSARY PERMITS REQUIRED BY THE TOWN PRIOR THE OWNER IS RESPONSIBLE FOR OBTAINING ALL NECESSARY PERMITS REQUIRED BY THE TOWN PRIOR TO CONSTRUCTION.  THE CONTRACTOR SHALL OBTAIN ALL NECESSARY  PERMITS FROM THE TOWN REQUIRED TO PERFORM ALL THE WORK (STREET OPENINGS,  BUILDING PERMIT, ETC.).  THE CONTRACTOR SHALL POST ALL BONDS AS REQUIRED, PAY ALL  FEES, PROVIDE PROOF OF INSURANCE AND PROVIDE TRAFFIC CONTROL NECESSARY FOR THIS  WORK. 6) PRIOR TO CONSTRUCTION, THE SITE CONTRACTOR IS TO INFORM ALL AREA UTILITY COMPANIES  AND PRIOR TO CONSTRUCTION, THE SITE CONTRACTOR IS TO INFORM ALL AREA UTILITY COMPANIES  AND GOVERNMENTAL AGENCIES OF PLANNED CONSTRUCTION. THE SITE CONTRACTOR IS REQUIRED TO CONTACT DIG-SAFE (1-800-225-4977) AT LEAST 3 BUSINESS DAYS PRIOR TO ANY EXCAVATION TO VERIFY ALL UNDERGROUND AND OVERHEAD UTILITY LOCATIONS.  7) THE PROJECT DRAWINGS ARE GENERALLY SCHEMATIC AND INDICATE THE POSSIBLE LOCATION  OF THE PROJECT DRAWINGS ARE GENERALLY SCHEMATIC AND INDICATE THE POSSIBLE LOCATION  OF EXISTING UNDERGROUND UTILITIES.  INFORMATION ON EXISTING UTILITIES HAS BEEN  COMPILED FROM AVAILABLE INFORMATION INCLUDING UTILITY COMPANY MAPS, MUNICIPAL  RECORD MAPS, AND FIELD SURVEY.  IT IS NOT GUARANTEED TO BE CORRECT OR COMPLETE.   UTILITIES ARE SHOWN TO ALERT THE CONTRACTOR TO THEIR PRESENCE.  THE CONTRACTOR IS  SOLELY RESPONSIBLE FOR DETERMINING ACTUAL LOCATIONS AND ELEVATIONS OF ALL UTILITIES,  INCLUDING SERVICES, WHEN THOSE SERVICES ARE TO BE LEFT IN PLACE. THE CONTRACTOR IS  TO PROVIDE ADEQUATE MEANS OF SUPPORT AND PROTECTION DURING THE EXCAVATING AND  BACKFILLING OPERATIONS.  SHOULD ANY UNCHARTED OR INCORRECTLY CHARTED UTILITIES BE  FOUND, THE CONTRACTOR SHALL CONTACT THE DESIGN ENGINEER IMMEDIATELY FOR DIRECTIONS  BEFORE PROCEEDING FURTHER WITH THE WORK IN THIS AREA. 8) OSHA REGULATIONS MAKE IT UNLAWFUL TO OPERATE CRANES, BOOMS, HOISTS, ETC. WITHIN  TEN OSHA REGULATIONS MAKE IT UNLAWFUL TO OPERATE CRANES, BOOMS, HOISTS, ETC. WITHIN  TEN FEET (10') OF ANY ELECTRIC LINE. IF THE CONTRACTOR MUST OPERATE CLOSER THAN 10', THE CONTRACTOR MUST CONTACT THE POWER COMPANY TO MAKE ARRANGEMENTS FOR  PROPER SAFEGUARDS BEFORE ENCROACHING ON THIS REQUIREMENT. 9) IT IS THE CONTRACTOR'S RESPONSIBILITY TO EXAMINE ALL PLANS, APPROVALS, AND DETAILS FOR IT IS THE CONTRACTOR'S RESPONSIBILITY TO EXAMINE ALL PLANS, APPROVALS, AND DETAILS FOR ADDITIONAL INFORMATION. THE CONTRACTOR SHALL VERIFY ALL THE SITE CONDITIONS IN THE FIELD AND CONTACT THE DESIGN ENGINEER IF THERE ARE ANY DISCREPANCIES REGARDING THE CONSTRUCTION DOCUMENTS AND/OR FIELD CONDITIONS SO THAT AN APPROPRIATE REVISION CAN BE MADE PRIOR TO BIDDING. 10) THE CONTRACTOR SHALL REFERENCE ARCHITECTURAL PLANS FOR EXACT DIMENSIONS AND  THE CONTRACTOR SHALL REFERENCE ARCHITECTURAL PLANS FOR EXACT DIMENSIONS AND  CONSTRUCTION DETAILS OF THE BUILDING AREA.  BUILDING AND DRIVEWAYS SHOWN ARE  CONCEPTUAL.  ALL SITE DIMENSIONS ARE REFERENCED TO PROPERTY LINES, THE FACE OF CURBS, OUTSIDE FACE OF WALLS, OR EDGE OF PAVING UNLESS OTHERWISE NOTED. 11) ALTERNATIVE METHODS AND PRODUCTS OTHER THAN THOSE SPECIFIED MAY BE USED IF  REVIEWED ALTERNATIVE METHODS AND PRODUCTS OTHER THAN THOSE SPECIFIED MAY BE USED IF  REVIEWED AND APPROVED IN WRITING BY THE OWNER, DESIGN ENGINEER, AND APPROPRIATE  GOVERNMENTAL AGENCY PRIOR TO INSTALLATION. 12) THE CONTRACTOR SHALL RESTORE ALL UTILITY STRUCTURES, PIPE, UTILITIES, PAVEMENT,  CURBS, THE CONTRACTOR SHALL RESTORE ALL UTILITY STRUCTURES, PIPE, UTILITIES, PAVEMENT,  CURBS, SIDEWALKS, AND LANDSCAPED AREAS DISTURBED BY CONSTRUCTION TO AS GOOD AS  BEFORE BEING DISTURBED AS DETERMINED BY CITY CODE ENFORCEMENT OFFICIALS.   ANY DAMAGES SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR.  13) ALL EXCAVATION SHALL BE BACKFILLED TO EXISTING GRADE BEFORE THE END OF THE DAY OR  ALL EXCAVATION SHALL BE BACKFILLED TO EXISTING GRADE BEFORE THE END OF THE DAY OR  ADEQUATELY PROTECTED FROM DANGER TO HUMANS AND ANIMALS. 14) THE CONTRACTOR SHALL BE RESPONSIBLE FOR PROVIDING ALL FIELD LAYOUT. THE OWNER WILL  THE CONTRACTOR SHALL BE RESPONSIBLE FOR PROVIDING ALL FIELD LAYOUT. THE OWNER WILL  PROVIDE A BENCH MARK AT THE CONSTRUCTION SITE FROM WHICH TO BEGIN LAYOUT. 15) THE CONTRACTOR SHALL GUARANTEE THE FAITHFUL REMEDY OF ANY DEFECTS DUE TO FAULTY  THE CONTRACTOR SHALL GUARANTEE THE FAITHFUL REMEDY OF ANY DEFECTS DUE TO FAULTY  MATERIALS OR WORKMANSHIP AND GUARANTEES PAYMENT FOR ANY RESULTING DAMAGE WHICH  SHALL APPEAR WITHIN A PERIOD OF ONE (1) YEAR FROM THE DATE OF SUBSTANTIAL  COMPLETION OF THE PROJECT. 16) THE CONTRACTOR SHALL PROVIDE AS-BUILT RECORDS OF ALL CONSTRUCTION (INCLUDING  THE CONTRACTOR SHALL PROVIDE AS-BUILT RECORDS OF ALL CONSTRUCTION (INCLUDING  UNDERGROUND UTILITIES) TO THE OWNER AT THE END OF CONSTRUCTION. 17) A PRE-CONSTRUCTION CONFERENCE WITH THE OWNER, DESIGNERS, TOWN OFFICIALS AND  A PRE-CONSTRUCTION CONFERENCE WITH THE OWNER, DESIGNERS, TOWN OFFICIALS AND  CONTRACTOR SHALL BE REQUIRED BEFORE ANY CONSTRUCTION OCCURS ON THE PROJECT.   DURING CONSTRUCTION THERE SHALL BE WEEKLY PROGRESS MEETINGS WITH THE OWNER (ON  SITE OR TELECONFERENCE) UNTIL PROJECT COMPLETION. 18) PROPER IMPLEMENTATION AND MAINTENANCE OF EROSION CONTROL MEASURES ARE OF  PARAMOUNT PROPER IMPLEMENTATION AND MAINTENANCE OF EROSION CONTROL MEASURES ARE OF  PARAMOUNT IMPORTANCE FOR THIS PROJECT.  THE CONTRACTOR IS RESPONSIBLE FOR  COMPLYING WITH ALL EROSION CONTROL MEASURES SHOWN ON THE PLANS. ADDITIONAL  EROSION CONTROL MEASURES SHALL BE INSTALLED IF DEEMED NECESSARY BY ONSITE  INSPECTIONS OF THE OWNER, THEIR REPRESENTATIVES, OR STATE/LOCAL/ FEDERAL  INSPECTORS AT NO ADDITIONAL COST TO THE OWNER.
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M S R D 3  R e q u i r e m e n t s :

L o t  S i z e :  --  - 
F r o n t a g e :  --  - 
M a j o r  R O W  S e t b a c k :  --  - 
M i n o r  R O W  S e t b a c k :  --  - 
S i d e  S e t b a c k :  --  - 
R e a r  S e t b a c k :  --  - 
B u i l d i n g  H e i g h t :  M i n .  2  S t o r i e s  o r  2 6 ’

B 1  R e q u i r e m e n t s :

L o t  S i z e :  1 , 0 0 0  s f / U n i t
F r o n t a g e :  N o n e
M a j o r  R O W  S e t b a c k :  1 0 ’
M i n o r  R O W  S e t b a c k :  1 0 ’ 1 0 ’
S i d e  S e t b a c k :  1 0 ’
R e a r  S e t b a c k :  1 0 ’
B u i l d i n g  H e i g h t :  6  S t o r i e s  o r 
6 0 ’

B 1  Z o n e

M S R D 3

Z o n i n g  R e q u i r e m e n t s 75
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S h o r e l a n d  R e q u i r e m e n t s :

L o t  A r e a  p e r  D w e l l i n g  U n i t :  4 1 / A c r e
N o n - R e s i d e n t i a l  U n i t s :  4 - 6 / A c r e
B u i l d i n g  S e t b a c k  f r o m  N o r m a l  H i g h w a t e r :  1 0 0 ’
L o w e s t  F l o o r  E l e v a t i o n :  1 ’  a b o v e  1 0 0 - y r  F l o o d
P a r k i n g  A r e a s  S e t b a c k :  1 0 0 ’ 
R o a d / D r i v e  S e t b a c k :  1 0 0 ’
L o t  C o v e r a g e :  7 0 %

1 0 0 ’

2 5 0 ’

M S R D 3 / G D 2  A l l o w e d  D e n s i t y 

M S R D 3 :  1 5 3 , 1 4 9 . 4 s f ;  3 . 5 2  A c r e s

3 . 5 2 X 4 1 =  1 4 4 . 3  U n i t s

A l l o w e d  S . L .  L o t  C o v e r a g e :  1 0 7 , 2 0 4 . 6  s f

B 1 / G D 1  A l l o w e d  D e n s i t y 

M S R D 3 :  5 7 8 , 9 6 5 s f ;  1 3 . 2 9  A c r e s

W i t h i n  S h o r e l a n d :  3 3 2 , 1 6 1 s f ;  7 . 6 3  A c r e s

S h o r e l a n d  U n i t s :  7 . 6 3 X 4 1 =  3 1 2 . 8 3  U n i t s

B 1  Z o n e  U n i t s :  2 4 6 , 8 0 4 / 1 , 0 0 0  =  2 4 6 . 8  U n i t s 

A l l o w e d  S . L .  L o t  C o v e r a g e :  2 3 2 , 5 1 2 . 7  s f
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F

P

1 0 0 ’

2 5 0 ’

P l a y g r o u n d

A c t i v e  R e c r e a t i o n 
S p a c e

R i v e r f r o n t  O v e r l o o k 
P a r k

R i v e r f r o n t  G a t e w a y  P a r k

P r o p o s e d  B u i l d i n g s

P r o p o s e d  P a r k i n g  G a r a g e

R i v e r f r o n t  W a l k

P a s s i v e  R i v e r f r o n t 
R e c r e a t i o n a l  s p a c e  i n 

c o m b i n a t i o n  w i t h  s t o r m 
w a t e r  t r e a t m e n t  b a s i n

M a i n  S t r e e t  A c c e s s

E l m  S t r e e t  A c c e s s
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P r o p o s e d  M S R D 3 / G D 1

B U I L D I N G  A :

F o o t p r i n t :  1 9 , 5 6 0  G S F
S u b - g r a d e  P a r k i n g :  Y e s
F i r s t  F l o o r  N o n - R e s i d e n t i a l :  Y e s
T o t a l  F l o o r s :  6  a b o v e  p a r k i n g 
T o t a l  U n i t s :  9 8

B U I L D I N G  B :

F o o t p r i n t :  1 4 , 2 8 8  G S F
S u b - g r a d e  P a r k i n g :  Y e s
F i r s t  F l o o r  N o n - R e s i d e n t i a l :  Y e s
T o t a l  F l o o r s :  6  a b o v e  p a r k i n g
T o t a l  U n i t s :  6 9
	 -  1 2  U n i t s  a r e  l o c a t e d  w i t h i n  t h e  B - 1  Z o n e

T o t a l  U n i t s  ( 9 8 + 6 9 - 1 2 )  1 5 5  U n i t s

1 0 . 7  U n i t s  o v e r  t h e  a l l o w e d  1 4 4 . 3  U n i t s

L o t  C o v e r a g e
B u i l d i n g s :  ( 1 9 , 5 6 0  +  1 4 , 2 2 8 )  =  3 3 , 7 8 8  s f
R o a d w a y :  2 7 , 3 0 3 
T o t a l  C o v e r a g e :  6 1 , 0 9 1 s f  <  1 0 7 , 2 0 4 . 6 s f  a l l o w e d

T h e  O w n e r  i s  p u r s u i n g  t h e  a c q u i s i t i o n  o f  a n 
a d j a c e n t  p a r c e l  t h a t  a l l o w s  u s  t o  a c h i e v e  t h e  u n i t 
d e n s i t y  a s  d e s i g n e d . 

N o t e :  A d d i t i o n a l  l o t  c o v e r a g e  w i l l  b e  r e q u i r e d  f o r 
p e d e s t r i a n  w a l k s  a n d  p a t h s 

A
B

A d d i t i o n a l  P a r c e l

M S R D 3 : 1 1 , 2 6 2  s f ;  . 2 6  A c r e s  ( e s t i m a t e d )

. 2 6 x 4 1 =  1 0 . 7  U n i t s

1 0 . 7 +  1 4 4 . 3  =  1 5 5  U n i t s  A l l o w e d 

I n t e n t  w i l l  b e  t o  u t i l i z e  t h i s  a s  a  n o n - r e s i d e n t i a l 
u s e . 

B u i l d i n g  A  U t i l i z e s  t h e  E x i s t i n g 
B u i l d i n g  F o o t p r i n t

M S R D 3 / G D 1  A r e a 78
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A

A

B u i l d i n g  A  M a s s i n g

0 :  P a r k i n g

1 :  M i x e d  U s e

2 :  R e s i d e n t i a l

3 :  R e s i d e n t i a l

4 :  R e s i d e n t i a l
±  7 5 ’

5 :  R e s i d e n t i a l

6 :  R e s i d e n t i a l

R o o f  D e c k  &  M e c h

B u i l d i n g  S e c t i o n  D i a g r a m

B u i l d i n g  A
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5 9  E l m  S t r e e t ;  A d j a c e n t  t o  P a r c e l

N u m b e r  o f  F l o o r s :  6

E s t i m a t e d  B u i l d i n g  H e i g h t : 7 0 ’  +  R o o f  t o p  A c c e s s

M i l l  @  S a c o  F a l l s ;  A d j a c e n t  t o  P a r c e l

N u m b e r  o f  F l o o r s :  6

E s t i m a t e d  B u i l d i n g  H e i g h t : 7 5 ’  +  R o o f  t o p  A c c e s s

S i t e

80
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0 :  P a r k i n g

1 :  M i x e d  U s e

2 :  R e s i d e n t i a l

3 :  R e s i d e n t i a l

4 :  R e s i d e n t i a l

5 :  R e s i d e n t i a l

6 :  R e s i d e n t i a l

R o o f  D e c k  &  M e c h

±  2 5 - 3 0 ’
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B U I L D I N G  A :

F o o t p r i n t :  1 9 , 5 6 0  G S F
S u b - g r a d e  P a r k i n g :  Y e s
F i r s t  F l o o r  M i x e d  U s e :  Y e s
R e s i d e n t i a l  F l o o r s :  6
T o t a l  F l o o r s :  6  +  p a r k i n g
T o t a l  U n i t s :  9 8
T o t a l  G S F :  1 4 1 , 6 5 0  G S F

S t u d i o  U n i t

1  B e d r o o m  U n i t

2  B e d r o o m  U n i t

A m e n i t y  S p a c e

S u p p o r t  S p a c e

B u i l d i n g  A  C o n c e p t  L e v e l  P l a n s

S u b g r a d e  P a r k i n g  L e v e l G r o u n d  F l o o r

T y p i c a l  U p p e r  F l o o r

 ± 1 2 1 ’

 ± 2 0 0 ’
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B

B

0 :  P a r k i n g

1 :  M i x e d  U s e

2 :  R e s i d e n t i a l

3 :  R e s i d e n t i a l

4 :  R e s i d e n t i a l
±  7 5 ’

5 :  R e s i d e n t i a l

6 :  R e s i d e n t i a l

R o o f  D e c k  &  M e c h

B u i l d i n g  S e c t i o n  D i a g r a m

B u i l d i n g  B

B u i l d i n g  B  M a s s i n g 83
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1 :  M i x e d  U s e

2 :  R e s i d e n t i a l

3 :  R e s i d e n t i a l

4 :  R e s i d e n t i a l

5 :  R e s i d e n t i a l

6 :  R e s i d e n t i a l

R o o f  D e c k  &  M e c h

±  2 0 - 2 5 ’

0 :  P a r k i n g

B u i l d i n g  B  S i t e  S e c t i o n 84
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B U I L D I N G  B :

F o o t p r i n t :  1 4 , 2 8 8  G S F
S u b - g r a d e  P a r k i n g :  Y e s
F i r s t  F l o o r  M i x e d  U s e :  Y e s
R e s i d e n t i a l  F l o o r s :  6
T o t a l  F l o o r s :  6  +  p a r k i n g
T o t a l  U n i t s :  6 9
T o t a l  G S F :  1 0 0 , 0 1 6  G S F

S t u d i o  U n i t

1  B e d r o o m  U n i t

2  B e d r o o m  U n i t

A m e n i t y  S p a c e

S u p p o r t  S p a c e

B u i l d i n g  B  C o n c e p t  L e v e l  P l a n s

S u b g r a d e  P a r k i n g  L e v e l G r o u n d  F l o o r

T y p i c a l  U p p e r  F l o o r

 ± 6 2 ’

 ± 2 3 1 ’
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B U I L D I N G S  A & B  D E S I G N  I N T E N T :

B u i l d i n g s  A & B  w i l l  d e f i n e  t h e  g a t e w a y  i n t o  t h e  n e w l y  d e v e l o p e d 
s i t e .  T h e  s i t e  i s  t r a n s i t i o n a l  i n  r e g a r d s  t o  i t ’ s  c o n t e x t u a l 
r e l a t i o n s h i p s ;  t o  t h e  e a s t  i t  a b u t s  t h e  M i l l  D i s t r i c t ,  s i n g l e  f a m i l y 
r e s i d e n c e s  t o  t h e  S o u t h  a n d  W e s t ,  t h e  r i v e r  t o  t h e  n o r t h ,  a n d 
b i s e c t e d  f r o m  a d j o i n i n g  p a r c e l s  b y  t h e  r a i l r o a d  t r a c k s .  T h e 
d e s i g n  i n t e n t  w i l l  b e  t o  u t i l i z e  m a t e r i a l s ,  s c a l e ,  a n d  a e s t h e t i c 
t h a t  i s  r e f e r e n t i a l  t o  t h e  M i l l  D i s t r i c t ,  b u t  a l s o  b e g i n  t o  w e a v e  i n 
r e s i d e n t i a l  s c a l e ,  m a t e r i a l s ,  a n d  a e s t h e t i c  t o  e n h a n c e  t h e  e x i s t i n g 
u r b a n  f a b r i c . 

B u i l d i n g s  A & B  D e s i g n  I n t e n t 86



6 5  H a n o v e r  S t r e e t  |  P o r t l a n d ,  M a i n e  |  0 4 1 0 1  |  2 0 7 . 2 1 0 . 4 4 2 1  |  i n f o @ b a r r e t t m a d e . c o m

O N E  D I A M O N D   |  2 0 2 1 . 1 0 . 1 3

P r o p o s e d  B 1 / G D 2

B U I L D I N G  B :

F o o t p r i n t :  2 , 4 0 9  G S F  w i t h i n  B 1 / G D 2
S u b - g r a d e  P a r k i n g :  Y e s
F i r s t  F l o o r  N o n - R e s i d e n t i a l :  Y e s
T o t a l  F l o o r s :  6  a b o v e  p a r k i n g
T o t a l  U n i t s :  1 2  w i t h i n  B 1 / G D 2

B U I L D I N G  C :

F o o t p r i n t :  1 0 , 2 9 2  G S F  w i t h i n  B 1 / G D 2
S u b - g r a d e  P a r k i n g :  Y e s
F i r s t  F l o o r  N o n - R e s i d e n t i a l :  Y e s
T o t a l  F l o o r s :  5  a b o v e  p a r k i n g
T o t a l  U n i t s :  4 5  w i t h i n  B 1 / G D 2

B U I L D I N G  D :

F o o t p r i n t :  1 8 , 0 0 0  G S F  w i t h i n  B 1 / G D 2
S u b - g r a d e  P a r k i n g :  Y e s
F i r s t  F l o o r  N o n - R e s i d e n t i a l :  Y e s
T o t a l  F l o o r s :  5  a b o v e  p a r k i n g
T o t a l  U n i t s :  7 5  w i t h i n  B 1 / G D 2

T o t a l  U n i t s  ( 1 2 + 4 5 + 7 5 )  1 3 2  U n i t s

1 3 2  U n i t s  i s  b e l o w  t h e  A l l o w e d  3 1 2 . 8 3

N o t e :  A d d i t i o n a l  l o t  c o v e r a g e  w i l l  b e  r e q u i r e d  f o r 
p e d e s t r i a n  w a l k s  a n d  p a t h s  a s  w e l l  a s  p u b l i c  p a r k  a c c e s s . 

L o t  C o v e r a g e
B u i l d i n g s :  ( 2 , 4 0 9  +  1 0 , 2 9 2  +  1 8 , 0 0 0 )  =  3 0 , 7 0 1  s f
P a v i n g :  2 6 , 4 4 0
T o t a l  C o v e r a g e :  5 7 , 1 4 1 s f  <  2 3 2 , 5 1 2 . 7 s f  a l l o w e d

B

C

D

B 1 / G D 2  S h o r e l a n d  A r e a 87



6 5  H a n o v e r  S t r e e t  |  P o r t l a n d ,  M a i n e  |  0 4 1 0 1  |  2 0 7 . 2 1 0 . 4 4 2 1  |  i n f o @ b a r r e t t m a d e . c o m

O N E  D I A M O N D   |  2 0 2 1 . 1 0 . 1 3

C

C

B u i l d i n g  C  M a s s i n g

0 :  P a r k i n g

1 :  M i x e d  U s e

2 :  R e s i d e n t i a l

3 :  R e s i d e n t i a l

4 :  R e s i d e n t i a l
6 0 ’

5 :  R e s i d e n t i a l

R o o f  D e c k  &  M e c h

B u i l d i n g  S e c t i o n  D i a g r a m

B u i l d i n g  C

88



6 5  H a n o v e r  S t r e e t  |  P o r t l a n d ,  M a i n e  |  0 4 1 0 1  |  2 0 7 . 2 1 0 . 4 4 2 1  |  i n f o @ b a r r e t t m a d e . c o m

O N E  D I A M O N D   |  2 0 2 1 . 1 0 . 1 3

1 :  M i x e d  U s e

2 :  R e s i d e n t i a l

3 :  R e s i d e n t i a l

4 :  R e s i d e n t i a l

5 :  R e s i d e n t i a l

R o o f  D e c k  &  M e c h

±  1 0 ’

0 :  P a r k i n g

B u i l d i n g  C  S i t e  S e c t i o n 89



6 5  H a n o v e r  S t r e e t  |  P o r t l a n d ,  M a i n e  |  0 4 1 0 1  |  2 0 7 . 2 1 0 . 4 4 2 1  |  i n f o @ b a r r e t t m a d e . c o m

O N E  D I A M O N D   |  2 0 2 1 . 1 0 . 1 3

B U I L D I N G  C :

F o o t p r i n t :  1 9 , 0 0 0  G S F
S u b - g r a d e  P a r k i n g :  Y e s
F i r s t  F l o o r  M i x e d  U s e :  Y e s
R e s i d e n t i a l  F l o o r s :  5
T o t a l  F l o o r s :  5  +  p a r k i n g
T o t a l  U n i t s :  9 0
T o t a l  G S F :  1 1 4 , 0 0 0  G S F

S t u d i o  U n i t

1  B e d r o o m  U n i t

2  B e d r o o m  U n i t

A m e n i t y  S p a c e

S u p p o r t  S p a c e

S u b g r a d e  P a r k i n g  L e v e l G r o u n d  F l o o r

T y p i c a l  U p p e r  F l o o r

B u i l d i n g  C  C o n c e p t  L e v e l  P l a n s

 ± 1 5 7 ’

 ± 2 4 0 ’

90



6 5  H a n o v e r  S t r e e t  |  P o r t l a n d ,  M a i n e  |  0 4 1 0 1  |  2 0 7 . 2 1 0 . 4 4 2 1  |  i n f o @ b a r r e t t m a d e . c o m

O N E  D I A M O N D   |  2 0 2 1 . 1 0 . 1 3

D

C

B u i l d i n g  D  M a s s i n g

0 :  P a r k i n g

1 :  M i x e d  U s e

2 :  R e s i d e n t i a l

3 :  R e s i d e n t i a l

4 :  R e s i d e n t i a l
6 0 ’

5 :  R e s i d e n t i a l

R o o f  D e c k  &  M e c h

B u i l d i n g  S e c t i o n  D i a g r a m

B u i l d i n g  D

D

91



6 5  H a n o v e r  S t r e e t  |  P o r t l a n d ,  M a i n e  |  0 4 1 0 1  |  2 0 7 . 2 1 0 . 4 4 2 1  |  i n f o @ b a r r e t t m a d e . c o m

O N E  D I A M O N D   |  2 0 2 1 . 1 0 . 1 3

1 :  M i x e d  U s e

2 :  R e s i d e n t i a l

3 :  R e s i d e n t i a l

4 :  R e s i d e n t i a l

5 :  R e s i d e n t i a l

R o o f  D e c k  &  M e c h

0 :  P a r k i n g

B u i l d i n g  D  S i t e  S e c t i o n 92



6 5  H a n o v e r  S t r e e t  |  P o r t l a n d ,  M a i n e  |  0 4 1 0 1  |  2 0 7 . 2 1 0 . 4 4 2 1  |  i n f o @ b a r r e t t m a d e . c o m

O N E  D I A M O N D   |  2 0 2 1 . 1 0 . 1 3

B U I L D I N G  D :

F o o t p r i n t :  1 8 , 0 0 0  G S F
S u b - g r a d e  P a r k i n g :  Y e s
F i r s t  F l o o r  M i x e d  U s e :  Y e s
R e s i d e n t i a l  F l o o r s :  5
T o t a l  F l o o r s :  5  +  p a r k i n g
T o t a l  U n i t s :  7 5
T o t a l  G S F :  1 0 8 , 0 0 0  G S F

S t u d i o  U n i t

1  B e d r o o m  U n i t

2  B e d r o o m  U n i t

A m e n i t y  S p a c e

S u p p o r t  S p a c e

S u b g r a d e  P a r k i n g  L e v e l G r o u n d  F l o o r

T y p i c a l  U p p e r  F l o o r

B u i l d i n g  D  C o n c e p t  L e v e l  P l a n s

 ± 6 2 ’

 ± 2 4 3 ’

93



6 5  H a n o v e r  S t r e e t  |  P o r t l a n d ,  M a i n e  |  0 4 1 0 1  |  2 0 7 . 2 1 0 . 4 4 2 1  |  i n f o @ b a r r e t t m a d e . c o m

O N E  D I A M O N D   |  2 0 2 1 . 1 0 . 1 3

B U I L D I N G S  C & D  D E S I G N  I N T E N T :

B u i l d i n g s  C & D  w i l l  b e g i n  t o  i n t e g r a t e  c h a n g e s  i n  s c a l e ,  m a t e r i a l , 
a n d  t e x t u r e  t h a t  w i l l  h e l p  b r i d g e  t h e  M i l l  D i s t r i c t  A e s t h e t i c  t o 
t h e  R e s i d e n t i a l  s c a l e  o f  a d j a c e n t  n e i g h b o r h o o d s .  A t  t h e  h e a r t 
o f  t h e  p r o j e c t ,  t h e s e  b u i l d i n g s  w i l l  r e i n f o r c e  t h e  r e f e r e n t i a l 
i n d u s t r i a l  m i l l  a e s t h e t i c  a n d  b e g i n  t o  d e f i n e  t h e  n e w  r e s i d e n t i a l 
d e v e l o p m e n t .  

B u i l d i n g s  C & D  D e s i g n  I n t e n t 94



6 5  H a n o v e r  S t r e e t  |  P o r t l a n d ,  M a i n e  |  0 4 1 0 1  |  2 0 7 . 2 1 0 . 4 4 2 1  |  i n f o @ b a r r e t t m a d e . c o m

O N E  D I A M O N D   |  2 0 2 1 . 1 0 . 1 3

P r o p o s e d  B 1

B U I L D I N G  C :

F o o t p r i n t :  8 , 7 0 8  G S F  w i t h i n  B 1
S u b - g r a d e  P a r k i n g :  Y e s
F i r s t  F l o o r  N o n - R e s i d e n t i a l :  Y e s
T o t a l  F l o o r s :  5  a b o v e  p a r k i n g
T o t a l  U n i t s :  4 5  w i t h i n  B 1

B U I L D I N G  E :

F o o t p r i n t :  2 1 , 2 0 0  G S F
S u b - g r a d e  P a r k i n g :  Y e s
F i r s t  F l o o r  N o n - R e s i d e n t i a l :  Y e s
T o t a l  F l o o r s :  5  a b o v e  p a r k i n g
T o t a l  U n i t s :  1 0 2

B U I L D I N G  F :

F o o t p r i n t :  1 6 , 4 0 0  G S F
S u b - g r a d e  P a r k i n g :  Y e s
F i r s t  F l o o r  N o n - R e s i d e n t i a l :  Y e s
T o t a l  F l o o r s :  5  a b o v e  p a r k i n g
T o t a l  U n i t s :  6 6

T o t a l  U n i t s  ( 4 5 + 1 0 2 + 6 6 )  2 1 3  U n i t s

B 1  i s  a l l o w e d  1 , 0 0 0  s f  p e r  d w e l l i n g  u n i t
2 1 3 , 0 0 0  s f  r e q u i r e d  <  2 4 6 , 8 0 4 s f  e x i s t i n g

N o t e :  A d d i t i o n a l  l o t  c o v e r a g e  w i l l  b e  r e q u i r e d  f o r 
p e d e s t r i a n  w a l k s  a n d  p a t h s  a s  w e l l  a s  p u b l i c  p a r k  a c c e s s . 

P a r k i n g  G a r a g e
F o o t p r i n t  a s  s h o w n :  2 8 , 0 0 0  s f

C

F

P
E

B 1  A r e a 95



6 5  H a n o v e r  S t r e e t  |  P o r t l a n d ,  M a i n e  |  0 4 1 0 1  |  2 0 7 . 2 1 0 . 4 4 2 1  |  i n f o @ b a r r e t t m a d e . c o m

O N E  D I A M O N D   |  2 0 2 1 . 1 0 . 1 3

E

C

B u i l d i n g  E  M a s s i n g

0 :  P a r k i n g

1 :  M i x e d  U s e

2 :  R e s i d e n t i a l

3 :  R e s i d e n t i a l

4 :  R e s i d e n t i a l
6 0 ’

5 :  R e s i d e n t i a l

R o o f  D e c k  &  M e c h

B u i l d i n g  S e c t i o n  D i a g r a m

B u i l d i n g  E

E

96



6 5  H a n o v e r  S t r e e t  |  P o r t l a n d ,  M a i n e  |  0 4 1 0 1  |  2 0 7 . 2 1 0 . 4 4 2 1  |  i n f o @ b a r r e t t m a d e . c o m

O N E  D I A M O N D   |  2 0 2 1 . 1 0 . 1 3

1 :  M i x e d  U s e

2 :  R e s i d e n t i a l

3 :  R e s i d e n t i a l

4 :  R e s i d e n t i a l

5 :  R e s i d e n t i a l

R o o f  D e c k  &  M e c h

0 :  P a r k i n g

B u i l d i n g  E  S i t e  S e c t i o n 97



6 5  H a n o v e r  S t r e e t  |  P o r t l a n d ,  M a i n e  |  0 4 1 0 1  |  2 0 7 . 2 1 0 . 4 4 2 1  |  i n f o @ b a r r e t t m a d e . c o m

O N E  D I A M O N D   |  2 0 2 1 . 1 0 . 1 3

B U I L D I N G  E :

F o o t p r i n t :  2 1 , 2 0 0  G S F
S u b - g r a d e  P a r k i n g :  Y e s
F i r s t  F l o o r  M i x e d  U s e :  Y e s
R e s i d e n t i a l  F l o o r s :  5
T o t a l  F l o o r s :  5  +  p a r k i n g
T o t a l  U n i t s :  9 8
T o t a l  G S F :  1 2 7 , 2 0 0  G S F

S t u d i o  U n i t

1  B e d r o o m  U n i t

2  B e d r o o m  U n i t

A m e n i t y  S p a c e

S u p p o r t  S p a c e

S u b g r a d e  P a r k i n g  L e v e l G r o u n d  F l o o r

T y p i c a l  U p p e r  F l o o r

B u i l d i n g  E  C o n c e p t  L e v e l  P l a n s

 ± 1 4 8 ’

 ± 3 1 8 ’

98



6 5  H a n o v e r  S t r e e t  |  P o r t l a n d ,  M a i n e  |  0 4 1 0 1  |  2 0 7 . 2 1 0 . 4 4 2 1  |  i n f o @ b a r r e t t m a d e . c o m

O N E  D I A M O N D   |  2 0 2 1 . 1 0 . 1 3

F

C

0 :  P a r k i n g

1 :  M i x e d  U s e

2 :  R e s i d e n t i a l

3 :  R e s i d e n t i a l

4 :  R e s i d e n t i a l
6 0 ’

5 :  R e s i d e n t i a l

R o o f  D e c k  &  M e c h

B u i l d i n g  S e c t i o n  D i a g r a m

B u i l d i n g  F

F

B u i l d i n g  F  M a s s i n g 99



6 5  H a n o v e r  S t r e e t  |  P o r t l a n d ,  M a i n e  |  0 4 1 0 1  |  2 0 7 . 2 1 0 . 4 4 2 1  |  i n f o @ b a r r e t t m a d e . c o m

O N E  D I A M O N D   |  2 0 2 1 . 1 0 . 1 3

1 :  M i x e d  U s e

2 :  R e s i d e n t i a l

3 :  R e s i d e n t i a l

4 :  R e s i d e n t i a l

5 :  R e s i d e n t i a l

R o o f  D e c k  &  M e c h

0 :  P a r k i n g

B u i l d i n g  F  S i t e  S e c t i o n 100



6 5  H a n o v e r  S t r e e t  |  P o r t l a n d ,  M a i n e  |  0 4 1 0 1  |  2 0 7 . 2 1 0 . 4 4 2 1  |  i n f o @ b a r r e t t m a d e . c o m

O N E  D I A M O N D   |  2 0 2 1 . 1 0 . 1 3

B U I L D I N G  F :

F o o t p r i n t :  1 6 , 4 0 0  G S F
S u b - g r a d e  P a r k i n g :  Y e s
F i r s t  F l o o r  M i x e d  U s e :  Y e s
R e s i d e n t i a l  F l o o r s :  5
T o t a l  F l o o r s :  5  +  p a r k i n g
T o t a l  U n i t s :  6 6
T o t a l  G S F :  9 8 , 4 0 0  G S F

S t u d i o  U n i t

1  B e d r o o m  U n i t

2  B e d r o o m  U n i t

A m e n i t y  S p a c e

S u p p o r t  S p a c e

S u b g r a d e  P a r k i n g  L e v e l G r o u n d  F l o o r

T y p i c a l  U p p e r  F l o o r

B u i l d i n g  F  C o n c e p t  L e v e l  P l a n s

 ± 6 2 ’

 ± 2 6 7 ’

101



6 5  H a n o v e r  S t r e e t  |  P o r t l a n d ,  M a i n e  |  0 4 1 0 1  |  2 0 7 . 2 1 0 . 4 4 2 1  |  i n f o @ b a r r e t t m a d e . c o m

O N E  D I A M O N D   |  2 0 2 1 . 1 0 . 1 3

B U I L D I N G S  E & F  D E S I G N  I N T E N T :

B u i l d i n g s  E & F  c r e a t e  a n o t h e r  g a t e w a y  t o  t h e  s i t e 
o f f  o f  M a i n  S t r e e t .  T h i s  p o r t i o n  o f  M a i n  s t r e e t  i s 
a  m i x  o f  r e s i d e n t i a l  a n d  c o n v e r t e d  r e s i d e n t i a l /
C o m m e r c i a l  s p a c e s .  T h e s e  t w o  b u i l d i n g s  w i l l 
r e i n f o r c e  a n  U r b a n  R e s i d e n t i a l  a e s t h e t i c  w h i l e 
u t i l i z i n g  s i m i l a r  d e s i g n  e l e m e n t s  f r o m  t h e  o t h e r 
b u i l d i n g s  o n  s i t e .  T h e s e  b u i l d i n g s  w i l l  i n t e g r a t e 
w e l l  i n t o  t h e  e x i s t i n g  o n  c o n t e x t  a s  w e l l  a s  t h e 
f u t u r e  o f  M a i n  S t r e e t ’ s  R e v i t a l i z a t i o n .   

B u i l d i n g s  E & F  D e s i g n  I n t e n t 102



6 5  H a n o v e r  S t r e e t  |  P o r t l a n d ,  M a i n e  |  0 4 1 0 1  |  2 0 7 . 2 1 0 . 4 4 2 1  |  i n f o @ b a r r e t t m a d e . c o m

O N E  D I A M O N D   |  2 0 2 1 . 1 0 . 1 3 P r o p o s e d  S i t e  P l a n

AB

C
D

E

F

P
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6 5  H a n o v e r  S t r e e t  |  P o r t l a n d ,  M a i n e  |  0 4 1 0 1  |  2 0 7 . 2 1 0 . 4 4 2 1  |  i n f o @ b a r r e t t m a d e . c o m

O N E  D I A M O N D   |  2 0 2 1 . 1 0 . 1 3

P a r k i n g

104



6 5  H a n o v e r  S t r e e t  |  P o r t l a n d ,  M a i n e  |  0 4 1 0 1  |  2 0 7 . 2 1 0 . 4 4 2 1  |  i n f o @ b a r r e t t m a d e . c o m

O N E  D I A M O N D   |  2 0 2 1 . 1 0 . 1 3 P a r k i n g  R e q u i r e m e n t s 

P a r k i n g  R e q u i r e m e n t s 

R e s i d e n t i a l
2  s p a c e s  p e r  2  B e d r o o m  U n i t s
1  S p a c e  p e r  1  B e d  &  S t u d i o s

O f f i c e  b u i l d i n g s ,  b u s i n e s s  s e r v i c e s
1  s p a c e  f o r  e v e r y  2 0 0  s q u a r e  f e e t  o f  f l o o r  a r e a

U n i t  M a t r i x :
S t u d i o s :  1 6 8  T o t a l  U n i t s
O n e  B e d r o o m s :  2 8 5  U n i t s
T w o  B e d r o o m s :  4 3  U n i t s

C o m m e r c i a l  S p a c e :
A s s u m e  4 , 2 0 0  s f

S p o t s  R e q u i r e d :
1 6 8
2 8 5
8 6

2 1

T o t a l :  5 6 0  S p o t s 

U n i t  P l a n s  a n d  U n i t  M a t r i x  a r e  f o r  d i s c u s s i o n 
p u r p o s e s  o n l y .  A s  w e  r e c e i v e  f e e d b a c k  a n d  a d v a n c e 
t h e  d e s i g n s  t h i s  i s  s u b j e c t  t o  c h a n g e .

C u r r e n t  C a p a c i t y : 
S u b g r a d e  @  B u i l d i n g s :  + / - 2 9 0
S u r f a c e  S p a c e s :  + / -  1 6 5

			   S u b t o t a l :  4 5 5

P a r k i n g  G a r a g e  R e q u i r e m e n t : 
( 5 6 0 - 4 5 5 ) =  1 0 5  S p o t s

P
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O N E  D I A M O N D   |  2 0 2 1 . 1 0 . 1 3 P a r k i n g  R e q u i r e m e n t s 

5 0 - 6 0  S p o t s  P e r  F l o o r

5 0  s p o t s

5 0  s p o t s
A m e n i t i e s 

5 0  S p o t s

+ / -  3 5 ’

P a r k i n g  G a r a g e

W e  a r e  p r o p o s i n g  a  t h r e e  l e v e l  p a r k i n g  g a r a g e  w i t h  t h e 
p o t e n t i a l  o f  r o o f  t o p  a m e n i t y  s p a c e .  T h e  l o c a t i o n  o f  t h e 
p a r k i n g  g a r a g e  i s  i d e a l  s i n c e  g r a d i n g  r e d u c e s  i t ’ s  v i s u a l 
i m p a c t  t o  t h e  s i t e  a n d  a d j o i n i n g  p r o p e r t i e s . 

P
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O N E  D I A M O N D   |  2 0 2 1 . 1 0 . 1 3 B u i l d i n g  S u m m a r y

T O T A L  #  O F  U N I T S  4 9 6
T O T A L  G S F :  6 8 9 , 2 6 6  G S F
P a r k i n g  G a r a g e :  8 4 , 0 0 0 G S F

U n i t  M a t r i x :
S t u d i o s :  1 6 8  T o t a l  U n i t s
O n e  B e d r o o m s :  2 8 5  U n i t s
T w o  B e d r o o m s :  4 3  U n i t s

B U I L D I N G  A :

F o o t p r i n t :  1 9 , 5 6 0  G S F
S u b - g r a d e  P a r k i n g :  Y e s
F i r s t  F l o o r  M i x e d  U s e :  Y e s
R e s i d e n t i a l  F l o o r s :  6
T o t a l  F l o o r s :  6  +  p a r k i n g
T o t a l  U n i t s :  9 8
T o t a l  G S F :  1 4 1 , 6 5 0  G S F

B U I L D I N G  B :

F o o t p r i n t :  1 4 , 2 8 8  G S F
S u b - g r a d e  P a r k i n g :  Y e s
F i r s t  F l o o r  M i x e d  U s e :  Y e s
R e s i d e n t i a l  F l o o r s :  6
T o t a l  F l o o r s :  6  +  p a r k i n g
T o t a l  U n i t s :  6 9
T o t a l  G S F :  1 0 0 , 0 1 6  G S F

B U I L D I N G  C :

F o o t p r i n t :  1 9 , 0 0 0  G S F
S u b - g r a d e  P a r k i n g :  Y e s
F i r s t  F l o o r  M i x e d  U s e :  Y e s
R e s i d e n t i a l  F l o o r s :  5
T o t a l  F l o o r s :  5  +  p a r k i n g
T o t a l  U n i t s :  9 0
T o t a l  G S F :  1 1 4 , 0 0 0  G S F

B U I L D I N G  D :

F o o t p r i n t :  1 8 , 0 0 0  G S F
S u b - g r a d e  P a r k i n g :  Y e s
F i r s t  F l o o r  M i x e d  U s e :  Y e s
R e s i d e n t i a l  F l o o r s :  5
T o t a l  F l o o r s :  5  +  p a r k i n g
T o t a l  U n i t s :  7 5
T o t a l  G S F :  1 0 8 , 0 0 0  G S F

B U I L D I N G  E :

F o o t p r i n t :  2 1 , 2 0 0  G S F
S u b - g r a d e  P a r k i n g :  Y e s
F i r s t  F l o o r  M i x e d  U s e :  Y e s
R e s i d e n t i a l  F l o o r s :  5
T o t a l  F l o o r s :  5  +  p a r k i n g
T o t a l  U n i t s :  9 8
T o t a l  G S F :  1 2 7 , 2 0 0  G S F

B U I L D I N G  F :

F o o t p r i n t :  1 6 , 4 0 0  G S F
S u b - g r a d e  P a r k i n g :  Y e s
F i r s t  F l o o r  M i x e d  U s e :  Y e s
R e s i d e n t i a l  F l o o r s :  5
T o t a l  F l o o r s :  5  +  p a r k i n g
T o t a l  U n i t s :  6 6
T o t a l  G S F :  9 8 , 4 0 0  G S F

U n i t  P l a n s  a n d  U n i t  M a t r i x  a r e  f o r  d i s c u s s i o n 
p u r p o s e s  o n l y .  A s  w e  r e c e i v e  f e e d b a c k  a n d  a d v a n c e 
t h e  d e s i g n s  t h i s  i s  s u b j e c t  t o  c h a n g e .
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Hannah Bonine 
Assistant City Planner 

205 Main Street 
P.O. Box 586 

Biddeford, ME  04005 
(207) 284-9115 

Hannah.Bonine@biddefordmaine.org 
 

 
PLANNING BOARD STAFF REPORT 

 

TO:  Chair Southwick and Members of the Biddeford Planning Board 

FROM:  Hannah Bonine, Assistant City Planner 

DATE:  November 10, 2021 

RE:  2021.51 Subdivision, Site Plan, and Shoreland Zoning Sketch Plan Review for Lord & 

Harrington, LLC – 1 Diamond Street redevelopment (Tax Map 40, Lots 25-1, 25-2, and 

74; Tax Map 37, Lot 35) 

MEETING DATE: November 17, 2021 at 6:00 PM 

 

 
1. Introduction 

This application proposes six buildings of 5-6 stories each to be developed with a total of 

496 residential units, amenity space, and active and passive recreational spaces along the 

Saco River.  Commercial space is also proposed for some of the projects.  Two buildings will 

be located in the MSRD-3 Zone and the General Development-1 Shoreland Overlay Zone, 

and the remaining four buildings and a parking structure will be in the B-1 Zone and General 

Development-2 Shoreland Overlay Zone. Each building is proposed to have subgrade 

parking, mixed-use space on the ground floor, and residential units on all upper floors. 

There is proposed access to the site from both Elm and Main Streets. 

 

Please see the applicant’s submission package for more information. 
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2. Review Process 

Per City ordinance, this application is subject to Site Plan Review (Land Development 

Regulations, Article XI) and Subdivision review and approval (Code of Ordinances, Chapter 

66). All subdivision applications must undergo a three-tier approval process beginning with 

a Sketch Plan review and followed by a preliminary plan review and approval and a final 

plan approval.  

 

The information contained in this Sketch Plan application satisfies the requirements stated 

in City ordinances for the Planning Board to review. The board then may offer general 

comments and concerns regarding the project and overall community impact.  

 

Lastly, it should be noted that City Staff are working with Maine DEP to explore changes to 

Biddeford’s Shoreland Zoning in the Downtown and Mill District areas.  Future review of this 

project will be determined through how the amendment discussion with Maine DEP 

progresses.  At this time though, due to the scale of the project and the applicant’s wishes 

to introduce the project to the Board, we have scheduled it for a Sketch Review on 

November 17.  We see this as an opportunity for the applicant to present their proposal and 

obtain initial feedback as they continue to refine the project for future submissions and 

reviews.  

 

3. Waiver Requests 

None at this time.   

 

4. Recommendations 

Staff provide this brief report to introduce the project to the Board. We recommend the 

Board listen to the applicant’s presentation and public feedback. We also recommend the 

Board provide initial comments back to the applicant for further consideration. 
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Page 1 of 7    Site Plan Review April 29, 2015 

CITY OF BIDDEFORD, MAINE 

PLANNING BOARD 
P.O. Box 586, 205 Main Street   Biddeford, Maine  04005 

207-284-9115 

 

APPLICATION FORM 

 
Type of Application: 

 

 Shoreland Zoning Permit   Site Plan Review     Extraction 

 Conditional Use Permit   Subdivision     Private Way 

 Other:              

 

Applicant Information: 

 

Applicant’s Name:            

Applicant’s Mailing Address:           

Applicant’s Telephone:           

What is Applicant’s legal interest in the property? 

  Owner    Potential Buyer with Contract  Lease/Rental Agreement 

                   

Owner’s Name:             

Owner’s Address:            

Owner’s Telephone:            

 

Agent’s Name:            

Agent’s Address:            

Telephone:             

 

Engineer/Surveyor:             

Engineer/Surveyor’s Address:          

Telephone:             

 

 

Project Location and Lot Information: 
 

Street Address:              

Tax Map:  _______    Lot:  _______  

Current Zoning:          Shoreland Zoning:       

111

DavidLatham
Text Box
X

DavidLatham
Text Box
Eric Dube, Trillium Engineering Group

DavidLatham
Text Box
189 Main Street, Yarmouth, ME 04096

DavidLatham
Text Box
207-307-0872

DavidLatham
Text Box
X

DavidLatham
Text Box
Eric Dube, Trillium Engineering Group

DavidLatham
Text Box
189 Main Street, Yarmouth, ME 04096

DavidLatham
Text Box
207-307-0872

DavidLatham
Text Box
Diamond Street

DavidLatham
Text Box
40 [37]             25-1, 25-2, 74; [35]      

DavidLatham
Text Box
B-1, MRSD3

DavidLatham
Text Box
Yes

DavidLatham
Text Box
Sketch Plan Application

DavidLatham
Text Box
Lord and Harrington, LLC

DavidLatham
Text Box
2 Livewell Drive, Suite 201, Kennebunk, ME 04043

DavidLatham
Text Box
207-985-5132

DavidLatham
Text Box
2 Livewell Drive, Suite 201, Kennebunk, ME 04043

DavidLatham
Text Box
207-985-5132

DavidLatham
Text Box
Tim Harrington



Page 2 of 7    Site Plan Review April 29, 2015 

Size of lot:        acres    s.f.          Lot Frontage:       

 

Existing Use of Property:             

              

               

               

 

Property currently serviced by:  City Road    Private Road 

             Public Sewer   Septic System 

             Public Water   Private Well 

 Public Trash   Private Hauler 

 

Slope Conditions in Area of Construction (if applicable):   

 Flat (0-3 % slope)   Rolling (3-8% slope)   Hilly (8-15% slope)  Steep (15% + slope) 

 

Are there any wetlands or waterbodies on the site?   Yes    No  If yes, attach information 

Do you plan to bring fill onto the lot?  Yes    No If yes, attach information 

 

 

Description of proposed use of property: 
 

Project/Proposed Use Description:          

              

              

               

Property to be serviced by:   City Road    Private Road 

             Public Sewer   Septic System 

             Public Water   Private Well 

 Public Trash   Private Hauler 

 

Is this project part of a larger project?  Yes    No  
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Page 3 of 7    Site Plan Review April 29, 2015 

 If in a Shoreland Zone:  

Percent of residential lot coverage (Max. 20%):      

 Percent of structure expansion (Max. 30%):       

 

 If Subdivision Review, number of lots proposed:       

 

 If a Private Way is proposed, number of lots served:         

  

 If Site Plan Review, you must provide the following information:  

Total new square feet footprint of structures:       

 Total new square feet paving/parking:       

 

 

Waiver Requests (attach details):  

 1.            

 2.            

 3.            

 4.            

 5.            

 

 

Attachments: 
 

A.  Letters of Approval 

  Fire Department - Contact Chief or Deputy Chief - 282-9986 

  Ability to Serve for Water Service – Maine Water - 282-1543 

 Ability to Serve for Sewer Service- Engineering Dept (Sewer) - Tom Milligan 284-9118 

 Police Department - E-911 Road Name Designation - Contact Joanne Fisk - 282-5127 

B. Letter to Planning Board describing project, waiver requests, proposed improvements, addressing 

permit requirements, etc. 

C.  Photographs of site. 

D.  Architectural renderings/drawings of proposed buildings, as required. 

E.  Engineered Plans, as required. 
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CHECKLIST FOR  

SITE PLAN 
REQUIREMENTS 

 

 

YES NO 

 

  Be on sheet size of 24 by 36 inches. 

  The scale of said plan shall be not less than one inch equals 50 feet and shall be indicated 

on the plat by use of a bar scale. 

  The plan shall bear the date, title, north point. 

  The plan shall contain a location or vicinity sketch (suggested scale one inch equals 800 

feet). 

  The plan shall contain the name and address of the developer and applicant. 

  All appropriate dimensional requirements. 

  Existing and proposed easements. 

  Plan of the site showing existing watercourses and water bodies, seasonal wet areas. 

  Plan of the site showing soil type and location of test borings. 

  Location of all existing and proposed utilities. 

  Topographic contours (every five percent for zero to three percent slope; or every two feet 

for steeper areas). 

  Plan should include preservation and supplementation of existing dominant vegetation.  

  Plan shall indicate which features are to be retained and which are to be removed or 

altered. 

  Location of stonewalls, graveyards, fences, stands of trees, and other important unique 

natural areas and site features, including but not limited to floodplains, deer wintering 

areas, significant wildlife habitats, fisheries, scenic areas, habitat for rare and endangered 

plants and animals, unique natural communities and natural areas, sand and gravel 

aquifers, and historic and/or archaeological resources, together with description of such 

features. 

  Plan view of all buildings with their use, size, location, and first-floor elevation in respect 

to grade. 

  Standard elevation view of existing and proposed buildings or structures on-site. 
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YES NO 

 

  Outline of any buildings located within 200 feet of such existing or proposed buildings or 

structures indicating their shape, size, location, heights and volume. 

  Existing use of abutting properties shall be identified with approximate location of any 

structures thereon including access roads. 

  Location, width, curbing, and paving of access ways, egress ways, and streets within the 

site for both pedestrian and vehicular use. 

  The location of off-street parking and loading spaces with a layout of the parking 

indicated. 

  The size and proposed location of water mains and sanitary sewerage facilities will all 

necessary engineering data. 

  The size and location of all other existing and proposed public service connections 

including, without limitation, gas lines, power lines, telephone lines, and fire alarm 

connections and locations, indicating whether above or below ground. 

  The type, nature, and composition of all solid, liquid, and gaseous waste, industrial or 

otherwise, and the location, type, and design criteria of the storage and disposal facilities 

dealing with such waste. 

  A landscape plan and open space areas indicating grade change, vegetation to be 

preserved, new plantings used to stabilize areas of cut and fill, screening; plus size, 

location, purpose and type of vegetation. 

  A drainage plan including location, elevation, layout of catch basins and other surface and 

subsurface drainage features. 

  Location, size and design of proposed signs and other advertising or instructional devices. 

  Existing and proposed contours and finished grade elevations as well as the type, extent, 

and location of existing and proposed landscaping and open space areas which will be 

retained. 

  Location and type of lighting for outdoor facilities. 

  Lines of existing and proposed abutting streets showing width. 

  Surveyed property lines showing their bearing and distances and monument locations. 

  If subdivision is involved, the lines and names of all proposed streets, lanes, ways, or 

easements intended to be dedicated for public or private use. 
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YES NO 

 

  Provide copies of any covenants or restrictions that are intended to cover all or part of the 

land area to be developed. 

  Indicate limits of the wetland areas on the property. 

  Delineate existing zoning boundaries within 1,000 feet of the site. 

  Stamp and signature of either a Maine licensed land surveyor, professional engineer, or 

architect responsible for said plan. 

  Any other exhibits or data deemed necessary by the Planning Board to evaluate the 

proposed development for site plan review purposes. 
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189 Main Street, Suite 200
Yarmouth, ME 04096

October 13, 2021

City of Biddeford
Attn: Greg Tansley
205 Main Street
Biddeford, ME 04005

Re: One Diamond – Proposed Subdivision
Sketch Plan Application

Dear Greg:

Trillium Engineering Group is providing this project narrative for the proposed One Diamond sketch 
plan application. This project proposes (6) buildings with a grand total of 496 units along with an 
associated access road to be primarily located on existing undeveloped parcels (Tax Map 40, Lots 
25-1, 25-2, and 74; Tax Map 37, Lot 35). Additionally, this development will also feature a scenic park 
area and walking path along the Saco River.

The site currently features a wide variety of terrain and slopes. To combat this, Trillium Engineering 
Group plans on adding retaining walls and below building parking as required throughout the 
proposed development. Said walls have not yet been added to the plan, as TEG is waiting for 
Planning Board concept feedback before designing the site grading. Also note that, due to the early 
stage of this project, TEG has not obtained letters of approval for the project.

Thank you for taking the time to review this application. An architectural narrative prepared by Barrett 
Made has also been included in this application. Should you have any further questions or require 
any additional information, please do not hesitate to ask.

Sincerely,

Eric Dube, P.E.
Trillium Engineering Group
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3.6 Architectural Approach

Architectural design plans have bee provided and reflect the approach described below. 

These are to be considered sketch level plans that will continue to be developed and 

modified during the design development and review stages of the project. 

3.6.1 Building Organization

Description of Spaces

Each building is considered in it’s relation to the context in regard to ground floor 

programming. Building A, located closest to Elm Street and Downtown has the largest 

amount of ground floor amenity space provided. This could include fitness space, café 

space, or other programs that support the site development as we all augmenting what 

is currently being developed along Elm Street and the Greater Mill District. As the 

buildings progress through the site, the amenity spaces are reduced and planned only 

to service the immediate building needs. This strategy is based on feedback from early 

conversations with City Staff to provide limited public amenities as to reinforce the Main 

Street Revitalization districts and not create competing commercial areas. 

The upper Floors of each building are currently programmed as full residential floors. 

Rooftops are planned to have tenant accessible roof decks that will have views over the 

river as well as back to the city. 

We are currently noting subgrade parking at each of the buildings. This is a strategy that 

will be developed in parallel with the site grading to help identify what quantities of 

parking spaces will be available as the design progresses. 

There is a proposed parking structure noted in the plans that will make up the difference 

of required parking spaces between the subgrade and surface parking as shown. At this 

level of design, the parking structure is intended to have a roof structure over it with 

potential amenity/recreation space above.

Heights, Grades

The site grading, in relation to the proposed buildings, is at it’s lowest towards the 

corner of Elm Street and Diamond Street. The grade gradually increases along the 

proposed road until it reaches it’s intersection with Main Street. The Grading at buildings 

A & B reduces their visual impact to the adjacent residential homes along Hooper Street 

since it locates the ground floors approximately 20’-30’ below the ground floors of the 

adjacent residences.  

Buildings A&B are planned as 6 story buildings, on top of the subgrade parking, which 

at this time we are not considering a story due to it’s relation to grade. The number of 

stories allowed in this District, MSRD3, is not defined in the Zoning Ordinance, however, 

the Adjacent B1 district, which is fundamentally more stringent, allows up to 6 Stories. 

We are utilizing 6 stories and anticipating a building height of 75’ for Buildings A &B. 
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This allows for the ground floor spaces to have a higher floor to floor for any non-

residential uses and is in line with buildings of similar scales in the immediate context; 

59 Elm Street and The Mills at Saco Falls, see provided documentation with referential 

photos. 

Buildings C,D,E, & F are all located within the B1 zone and are allowed to be 6 stories 

and 60’ tall. Due to the sites undulating topography we plan to utilize 5 stories and 60’ 

tall in relation to average grade. These buildings are also planned to sit on one level of 

subgrade parking. 

Entrances and Egresses

Buildings entrances and Egresses will be oriented towards the street and parking areas 

adjacent to the street edge. This, coupled with sidewalks and bicycle lanes will enhance 

the street activity. Plantings, Trees, and public paths weave through the site and 

connect with the existing landscape, proposed public parks and riverfront walk.  

Materials and Design

Buildings A&B will define the gateway into the newly developed site. The site is 

transitional in regards to it’s contextual relationships; to the east it abuts the Mill District, 

single family residences to the South and West, the river to the north, and bisected from 

adjoining parcels by the railroad tracks. 

The design intent for buildings A&B will be to utilize materials, scale, and aesthetic that 

is referential to the Mill District, but also begins to weave in residential scale, materials, 

and aesthetic to enhance the existing urban fabric.

Buildings C&D will begin to integrate changes in scale, material, and texture that will 

help bridge the Mill District Aesthetic to the Residential scale of adjacent 

neighborhoods. At the heart of the project, these buildings will reinforce the referential 

industrial mill aesthetic and begin to define the new urban residential development.  

Materials will include, but not limited to, masonry; primarily at the ground levels, 

Cementitious cladding of differing colors and scales, Metal cladding, and phenolic 

cladding materials. The mix of materials will provide opportunities to address the scale 

of the buildings and create texture and pattern within the site. The Pedestrian level will 

have a clear delineation from the middle and tops of the buildings and will be clad in 

materials appropriate at the pedestrian scale. The defined base will aid in navigating the 

site and identifying the main entries and amenity spaces
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CITY PROPERTY ADJACENT TO 
1 DIAMOND STREET PROPERTY 

OUTLINE OF JDA TERMS BETWEEN 
CITY OF BIDDEFORD AND LORD & HARRINGTON, LLC 

 
 

1. Parties: 
 
City of Biddeford (“City”) 
Lord & Harrington, LLC (“L&H”) 

 
2. Property:  City-owned property adjacent to property at 1 Diamond Street, and 

being Lot 2 in Block 25 on Biddeford Tax Map 40. 
 
3. Project:  Development by L&H of a multi-unit, multi-building residential 

project (involving both fee ownership and rental units provided that at least 
30% of the units shall be held in fee ownership) on the combined City Property 
and 1 Diamond Street property. 

 
4. Conveyance:  Upon completion of and/or compliance with undertakings of 

L&H as set forth below, City agrees that it will convey the City Property to 
L&H by a municipal release deed.  The City will retain an easement on the 
City Property for any necessary stormwater/sewer separation projects. 

 
5. Consideration:  In consideration of the conveyance to it of the City Property, 

L&H agrees to the following: 
 

 Construction of a RiverWalk along the entire shore of the Saco River 
on the City Property and the 1 Diamond Street property pursuant to 
the terms set out below; and the granting of a public easement to the 
City over the RiverWalk for use by the public. The RiverWalk shall 
be constructed in general compliance with design standards 
established in previous RiverWalk phases and the plans submitted by 
L&H to City Council.  

 
 Creation of passive open space adjacent to the RiverWalk and 

maintenance thereof by L&H.  The passive open space shall be a 
minimum size of two (2) acres.   L&H to grant an easement to the 
City for passive recreational use of that open space by members of 
the public. L&H also shall provide six (6) free public parking spaces 
near the passive open space or RiverWalk.  Design shall be in 
general accordance with the plans submitted by L&H to City 
Council and after construction, maintained by L&H.    
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o The combined RiverWalk and passive open space area are 

expected to have a joint development value of between 
$900,000-1,200,000. 

 
 At closing, L&H shall place the sum of $1,000,000.00 into an 

escrow account maintained by the City, said sum to be held in 
escrow as set forth below: 

 
o If L&H identifies a property acceptable to the City Council 

within one (1) year after the closing on the conveyance of the 
City Property, and submits, within an additional year, a 
redevelopment plan acceptable to the City Council to develop 
said property into a multi-unit residential and/or mixed 
commercial building, the City agrees that the $1,000,000.00 
held in escrow will be paid to L&H. 

 
 In the event that L&H does not identify a property acceptable to the 

City Council within one (1) year after the closing on the conveyance 
of the City Property, or if L&H fails to submit, within an additional 
year, a redevelopment plan acceptable to the City Council to develop 
said property into a multi-unit residential building, L&H agrees that 
the $1,000,000.00 held in escrow will be paid to the City. 

 
6. Closing:  The closing of this transaction shall occur 30 days after receipt of all 

necessary City and State approvals, but no later than December 31, 2021; 
provided, however, at its sole discretion, L&H may extend the closing date 
beyond December 31, 2021 by an additional 90 days.   

 
7. RiverWalk:  L&H agrees that it will construct the RiverWalk pursuant to 

plans approved by the City as to location, dimensions and design.  The 
specifications and construction components and details shall be similar to the 
currently existing RiverWalk.  Construction of the RiverWalk shall be 
completed prior to the first occupancy permit being granted to L&H or L&H 
shall provide a Bond in a form and amount acceptable to the City to ensure the 
completion of the RiverWalk. 

 
8. TIF District:  The Parties agree that there will be no credit enhancement for 

the benefit of L&H in the development of the Project.  However, the Parties 
further understand that the City will seek approval of a TIF District 
encompassing the City Property and the 1 Diamond Street property, with the 
proceeds from that TIF District to be used to advance affordable housing 
within the City of Biddeford. 
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9. Timeframe:  L&H shall file site plan and subdivision review applications with 

the City Planning Board, any other City agencies, and the State of Maine 
within six (6) months of the date of execution of the JDA.  Failure to timely 
submit an application shall render the JDA null and void.  Construction of the 
Project must begin within two (2) years of final Planning Board approval.  
Construction of the Project shall be completed by December 31, 2024. 

 
 
Dated:   May _____, 2021 
 
 
       Lord & Harrington, LLC 
 
 
       By:____________________________ 
           Timothy Harrington, Manager 
 
       City of Biddeford 
 
       By:____________________________ 
           James Bennett, City Manager 
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