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City of Biddeford
Staff Review Committee

June 17, 2022 2:00 PM Zoom:
Jun 17, 2022 02:00 PM Eastern Time (US and Canada)

Topic: Staff Review Committee Meeting

Please click the link below to join the webinar:
https://biddeford.zoom.us/j/93209980356?pwd=cmYxVHBZYnVMQVAyWmZjZHNuMkZQUT

09
Passcode: 234738

Or One tap mobile : 
    US: +13017158592,,93209980356#  or +13126266799,,93209980356# 

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

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

Webinar ID: 932 0998 0356
    International numbers available: https://biddeford.zoom.us/u/acfa7Wbc6x

1. New Business
1.1. 2022.21 Site Plan Review for Fiber Materials, Inc. located at 5 Morin Street (Tax Map

12, Lot 21) in the I-1 Zone.  The current use is manufacturing, the purpose of the
application request is for renovations to accommodate new equipment on the campus. 
The purpose of the new equipment is to increase production capacity.
Applicant: Fiber Materials, Inc.
Agent: Tom Saucier-Site Design Associates
Tax Map/Lot: 12/21
Zone: I1
Overlay: N/A
Defined Land Use: Factory
Application: Site Plan Review
Application Status: Requesting Final Approval
Public Comments will be accepted during this item
2022.21 FMI 5 Morin St SR.pdf
2022.21 FMI 5 Morin St draft FOF.pdf
FMI compiled application 05-02-22_.pdf
FMI Building 6 Erosion and Sedimentation Control Details C-300.pdf
FMI Building 6 Rendering X101.pdf
FMI Building 6 Rendering X102.pdf
FMI Building 6 Rendering X103.pdf
FMI Building 6 Site Plan C-101.pdf

1.2. 2022.22 Conditional Use Permit request for Biddeford Housing Authority at 200-208
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Graham Street (Tax Map 28, Lots 58 & 59) in the R2 zone.  This space is currently
office space which will be converted into offices for the Biddeford Housing Authority,
York County Government, School Department and a temporarily a teen center.
Applicant: Biddeford Housing Authority
Agent: Guy M. Gagnon
Tax Map/Lot: 28/58 & 59
Zone: Residential 2
Overlay: N/A
Defined Land Use: Office Building & Parking Lot
Application: Conditional Use Permit
Application Status: Requesting Final Approval
Public Comments will be accepted for this item.
2022.22 Biddeford Housing CUP SR.pdf
2022.22 Biddeford Housing CUP draft FOF.pdf
DOC.pdf
Plans.pdf
Locus Deeds.pdf

2



CITY OF BIDDEFORD 
Planning and Development Department 

 
 
 
 
 
 

Planning Board Report 1 project number 

Hannah Bonine 

Assistant City Planner 

205 Main Street 

P.O. Box 586 

Biddeford, ME 04005 

(207) 284-9115 

Hannah.Bonine@biddefordmaine.org 

  

 

STAFF REVIEW COMMITTEE REPORT 

TO: Biddeford Staff Review Committee 

FROM: Hannah Bonine, Assistant City Planner 

DATE: June 1, 2022 

RE: 2022.21 Site Plan review for Fiber Materials Inc. to make minor site improvements to 

accommodate new equipment at 5 Morin Street (Tax Map 12, Lot 21) in the I-1 Zone. 

MEETING DATE: Friday, June 17 2022 at 2:00 pm 

 

1. INTRODUCTION 

 

Fiber Materials Inc (FMI) requests site plan review and approval for minor building and site 

modifications. In order to accommodate new manufacturing equipment, the height of the existing 

building 6 must be raised approximately 21.25 feet. Additionally, a 200 square foot concrete pad is 

proposed for a new cooling tower on the site. 

 

2. PROJECT INFORMATION 

 SUBJECT INFORMATION 

1.  Applicant Fiber Materials, Inc. 
5 Morin Street 
Biddeford, ME 04005 

2.  Property Owner Fiber Materials, Inc. 
5 Morin Street 
Biddeford, ME 04005 

3.  Agent Tom Saucier – Site Design Associates 
23 Whitney Way 
Topsham, ME 04086 

4.  Engineer/Surveyor Same as Agent 

5.  Project Location 5 Morin Street 

6.  Map/Lot Map 12, Lot 21 

7.  City Approvals Required Minor Site Plan 

8.  Existing Zoning I-1 
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Planning Board Report 2 project number 

9.  Overlay Zoning None 

10.  Existing Use Industrial 

11.  Proposed Use Industrial 

12.  Uses in the Vicinity Industrial 

13.  Parcel Size 15.38/ acres 

14.  Water Supply Public 

15.  Sewerage Disposal Public 

16.  Solid Waste Disposal Private Hauler 

17.  Fire Protection City of Biddeford 

18.  Parking Spaces Required N/A 

19.  Parking Spaces Provided N/A 

20.  Ownership of Road Public 

21.  Waivers Needed/Requested Article XI, Section 5.B.1.b  

22.  Waivers Granted Article XI, Section 5.B.1.b 

23.  Additional Approvals/Permits Needed None 

24.  Fees Paid (LDR Attachment A) Yes 

25.  Review History Staff Review Committee: 6/16/22 

 

3. COMPLIANCE WITH CITY ORDINANCES 

 

Article XI, Chapter II, Section 4.B.I Development Review classification and thresholds 

 

The proposed project, located in an industrial zone, contains less than a cumulative total of 14,999 

square feet of floor area and impervious surface. Therefore, the application is classified as a minor site 

plan, and can be reviewed by the Staff Review Committee. 

 

Article XI, Chapter I, Section 5.B Site design criteria 

 

The application includes a full report addressing each of the site design criteria. All conditions are 

satisfied by the application.  

 

4. WAIVER REQUESTS 

 

Article XI, Section 5.B.1.b 

A written engineering report describing the impacted watershed area, projected runoff, and any 

projected downstream impact shall be required. 

 

Recommendation: Grant waiver due to minimal land disturbance 

 

5. OUTSTANDING ITEMS TO BE ADDRESSED PRIOR TO APPROVAL 

 

Thatcher Brook Impact Fee 
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Planning Board Report 3 project number 

Engineering comments: 

- Site Plan should show extent/outline of building alterations (i.e. raised roof area) 
- Plan set includes E&S details but their locations are not specified on the Site Plan 

 

6. STAFF RECOMMENDATIONS 

 

Staff recommends that the proposed site plan be approved by the Staff Review Committee. The 

proposal includes minimal modifications to the existing structure and the site that will not cause any 

negative impacts.  

 

7. ATTACHMENTS 

1. FMI Complied application 

2. FMI Building 6 renderings X101, X102, X103 

3. FMI Building 6 Site Plan C-101 

4. FMI Building 6 Erosion and Sedimentation Control 
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CITY OF BIDDEFORD 
Planning and Development Department 

 
 
 
 
 
 

DRAFT Findings of Fact 1 2022.21 

Hannah Bonine 

Assistant City Planner 

205 Main Street 

P.O. Box 586 

Biddeford, ME 04005 

(207) 284-9115 

Hannah.Bonine@biddefordmaine.org 

  

FINDINGS OF FACT AND CONCLUSIONS OF LAW 

Pursuant to the provisions of the City of Biddeford Code of Ordinances Article XI Site Plan Review and 

Article VI Performance Standards, the Biddeford Planning Board has considered the application of Fiber 

Materials Inc. (FMI), 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: 

 

1. FINDINGS OF FACT 

 SUBJECT INFORMATION 

1.  Applicant Fiber Materials, Inc. 
5 Morin Street 
Biddeford, ME 04005 

2.  Property Owner Fiber Materials, Inc. 
5 Morin Street 
Biddeford, ME 04005 

3.  Agent Tom Saucier – Site Design Associates 
23 Whitney Way 
Topsham, ME 04086 

4.  Engineer/Surveyor Same as Agent 

5.  Project Location 5 Morin Street 

6.  Map/Lot Map 12, Lot 21 

7.  City Approvals Required Minor Site Plan 

8.  Existing Zoning I-1 

9.  Overlay Zoning None 

10.  Existing Use Industrial 

11.  Proposed Use Industrial 

12.  Uses in the Vicinity Industrial 

13.  Parcel Size 15.38/ acres 

14.  Water Supply Public 

15.  Sewerage Disposal Public 

16.  Solid Waste Disposal Private Hauler 

17.  Fire Protection City of Biddeford 

18.  Parking Spaces Required N/A 

19.  Parking Spaces Provided N/A 
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DRAFT Findings of Fact 2 2022.21 

20.  Ownership of Road Public 

21.  Waivers Needed/Requested Article XI, Section 5.B.1.b  

22.  Waivers Granted Article XI, Section 5.B.1.b 

23.  Additional Approvals/Permits Needed None 

24.  Fees Paid (LDR Attachment A) Yes 

25.  Review History Staff Review Committee: 6/16/22 

 

2. CONCLUSIONS OF LAW 

 

1. The proposed use meets specific requirements set forth in this ordinance and would be in 
compliance with applicable state or federal laws;       

2. The proposed use would not create fire safety hazards by providing adequate access to the site, 
or to the buildings on the site, for emergency vehicles and would not create hazards through the 
storage of chemicals and wastes;   

3. The proposed exterior lighting, where allowed, would not create hazards to motorists traveling 
on adjacent public streets or is adequate for the safety of occupants or users of the site or 
would not damage the value and diminish the usability of adjacent properties; 

4. The provisions for buffers and on-site landscaping provide adequate protection to neighboring 
properties from detrimental or unsightly features of the development; 

5. The proposed use would not have a significant, detrimental effect on the use and peaceful 
enjoyment of abutting property as the result of noise, vibrations, fumes, odor, dust, glare, hours 
of operation, or other causes; 

6. The provisions for vehicular loading and unloading and parking and for vehicular and pedestrian 
circulation on the site and onto adjacent public streets would not create hazards to public safety 
or traffic congestion; 

7. The proposed use would generate a volume of traffic that can reasonably be accommodated by 
the existing road network, or would not create unreasonable traffic hazards or would not 
exacerbate an existing traffic hazard, or would not create unreasonable traffic congestion; 

8. The proposed use would not have a significant, detrimental effect on the value of adjacent 
properties, which could be avoided by reasonable modification of the proposal; 

9. The proposed use would not have an adverse impact on the privacy of the residents of the 
immediate area (within 500 feet) which could be avoided by reasonable modification of the 
proposal. 

10. The proposed use would be in compliance with Biddeford's comprehensive plan; 

11. The proposed use would not have an adverse impact on the immediate neighborhood or the 
community relative to architectural design, scale, bulk and building height, identity and 
historical character, or visual integrity, which could be avoided by reasonable modification of 
the proposal; 

12. The design of the site would not result in significant flood hazards or flood damage or would be 
in conformance with applicable flood hazard protection requirements; 
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13. Adequate provision has been made for disposal of wastewater or solid waste or for the 
prevention of ground or surface water contamination; 

14. Adequate provision has been made to control erosion or sedimentation; 

15. Adequate provision has been made to handle stormwater runoff or other drainage problems on 
the site; and the proposed development will not unduly burden off-site surface water systems; 

16. The proposed water supply would meet the demands of the proposed project (and for fire 
protection purposes, if applicable.)  

17. Adequate provision has been made for the transportation, storage, and disposal of hazardous 
substances and materials as defined by state law; 

18. The proposed use would not have an adverse impact on scenic vistas, historic sites, 
archeological resources, or on significant wildlife habitat or wetland areas and water bodies, 
which could be avoided by reasonable modification of the proposal; 

19. When located in the Shoreland Zone, the proposed use would meet the purposes of Shoreland 
Zoning as identified in Article XIV, Section 1 (Purposes) of this ordinance. 

 

Approval Granted: 

Based on the evidence available and the conclusions above, the Biddeford Staff Review Committee 

approves the Conditional Use Permit for the proposed project summarized above, located at 5 Morin 

Street (Tax Map 12, Lot 21) in accordance with the submitted application, supporting data, 

representations made, other related materials on file, and the following Conditions of Approval: 

1. 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. 

2. Thatcher Brook Impact Fee in the amount determined by the Engineering Department shall be 
paid to the City. 

3. Standard Conditions of Approval apply. 
 

______________________________ 

Staff Review Committee Chairperson 

 

_____________________________ 

Date 
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Site Design Associates 
Consulting Engineering and Land Planning 

 

23 Whitney Way – Topsham, Maine 04086 
Phone: (207) 449-4275 email: info@sitedesignassociates.biz 

 

 
       May 2, 2022 
 
Hannah Bonine 
City of Biddeford Planning Department 
P.O. Box 586 
205 Main Street 
Biddeford, ME  04005 
 
RE: Building 6 High Bay Renovations 

Fiber Materials, Inc. 
 Minor Site Plan Review 
 Tax Map-Lot 12-21 
 
Dear Hannah: 
 
On behalf of Fiber Materials, Inc (FMI), a Spirit AeroSystems Company, Site Design 
Associates (SDA) is pleased to submit the enclosed plans and documentation in support 
of a minor site plan application for renovations to accommodate new equipment on the 
campus.  FMI is adding manufacturing equipment to the Morin Street campus to increase 
production capacity.  To facilitate the installation of new tools, there will be minor 
modifications to the building height in some locations and the addition of various support 
equipment around the facility. 
 
FMI will need to raise the roof of the existing building 6 in the area shown on the 
attached plans by approximately 21.25 ft.  The building height would still be well within 
the 60 ft height limit in the I-1 zone. 
 
Additionally, a new cooling unit was approved by the city on November 6, 2020.  At the 
time the exact size was unknown and the plans reflected one transformer pad being 
removed and the cooling unit sited in its place.  More details are now available.  The 
cooling units will require a new approximately 12 ft x 24 ft concrete pad.  Two existing 
pads and the remaining transformer will be removed to make room for this.  A plan of the 
cooling tower is attached, along with proposed building elevations and a rendering. 
 
No additional floor area is being created and approximately 200 sf of new impervious 
area will be created.  The current plan includes stairs off the south side of the building for 
egress.  The existing fence and screening materials would remain in place. 
 
Greg indicated before he left that we should prepare and submit an amended site plan 
application and the plans and a decision as to what level of review will be required would 
be made at that time. It seems that the project would qualify for a review at the staff level, 
based on the minimal increase in impervious area.
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2 of 4 
05/02/22 
 

N:\2020 Projects\20-211-01 FMI Site Plan and Permitting\2022 BUILDING 6\2022 Site Plan Review - High Bay 
Renovations\Bonine 05-02-22.doc 

We have attached to this email copies of the following information in support of this 
application: 
 

 Formal Site Plan Review Application 
 Letter of Agent Authorization  
 Drawings  

 C-101 Site Plan 
 C-300 Erosion and Sedimentation Control Notes and Details 
 X101 Existing and Proposed Renderings 
 X102 Building Plan 
 X103 Exterior Elevations 
 Cooling Unit Drawings 

 
 FMI will need to update their Maine DEP Air Emissions License.  The following 
discussion addresses the ordinance Site Design Criteria. 
 
I.  Site Plan Approval/Site Design Criteria 

1.  Drainage 

The improvements will result in approximately 200 sf of new impervious 
surface on the site.  Stormwater runoff will sheet flow to the existing lawn 
areas westerly of the site.  We anticipate there will be no impact on the 
peak rate of runoff from the site to the city system.  Therefore, we request 
a waiver of Article XI., Section 5.B.1.b., submission of a written 
engineering report. 
 
It is our understanding that the project is located within the Thatcher 
Brook watershed, which is classified as an Urban Impaired Stream.  For 
this reason, the proposed walk and equipment pads westerly of building 6 
will slope to the existing vegetated area to the west, which will provide 
some level of treatment.  We also understand that there may be a fee 
associated with creating additional impervious area within the Thatcher 
Brook watershed.  If so, please advise regarding the amount. 

 

2.  Utilities 

No additional water consumption or sewer flows are anticipated due to the 
development.  There will be some electrical upgrades required. 

3.  Parking 

No new parking is proposed. 
 

4. Structural Layout and Design 
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N:\2020 Projects\20-211-01 FMI Site Plan and Permitting\2022 BUILDING 6\2022 Site Plan Review - High Bay 
Renovations\Bonine 05-02-22.doc 

a)  Design of Buildings  

An elevation view of the building 6 modifications is included, along with 
renderings of the existing and future conditions.  

b)  Setbacks 

The building addition and cooling units will comply with all setbacks.  
Note that the cooling units will be located within the building setbacks, 
but outside of the minimum 10 ft allowed by note S of the table of 
dimensional standards with the approval of the building inspector.  

c)  Fire Protection & Safety 

Existing fire lanes will be maintained.   

d)  Landscaping 

The property is located in an industrial zone in an industrial park.  
Landscaping was installed along the southerly drive to building 1 during 
the during the previous project.   No existing vegetation, other than some 
small lawn areas, will be removed as a result of this project.  The existing 
fence and fabric screening will remain between the cooling units and 
Morin St. 

e)  Service, Storage, and Utility Areas 

 No service paving, parking, or storage areas are proposed within the side 
or rear setbacks, nor within 25 ft. of the front property lines.  A paved 
walkway for access to the units from the southerly drive is proposed. 

f)  Handicapped Accessibility 

 No alterations to pedestrian walkways are proposed. 

g)  Loading Facilities 

 No new loading facilities are proposed. 

h)  Parking, Loading, and Protective Buffers 

All parking and loading is located on the same tract of the parcel as the 
primary use.  The non-vegetated area is below 75% of the lot area 
(approximately 48%).  A minimum of 25% of the site is vegetated.  Less 
than 30% of the site area is occupied by parking and paving. 

i)  Open Space 

Open space will remain as noted on the site plans.   

j)  External Lighting 

External lighting will not be impacted by the proposed projects. 

k)  Signs 

No new signs are proposed in conjunction with the project. 
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05/02/22 
 

N:\2020 Projects\20-211-01 FMI Site Plan and Permitting\2022 BUILDING 6\2022 Site Plan Review - High Bay 
Renovations\Bonine 05-02-22.doc 

m) Historic and Archeological Resources. 
 

No historic or archaeological areas would be impacted by construction on 
this site. 

 
 
If you have any questions or comments, please do not hesitate to contact me.   
 

      Sincerely, 
      Site Design Associates 

 
      Tom Saucier, P.E. 
      President 
 
cc: Matthew Haas, Facilities Manager 
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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: 

Fiber Materials, Inc

5 Morin Street Biddeford, Maine 04005

207-282-7529

x

Same as applicant.

Tom Saucier - Site Design Associates

23 Whitney Way Topsham, Maine 04086

207-449-4275

Agent

5 Morin Street

x

12 21
I-1, General Industrial
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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 

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 

Manufacturing

x

x

x
x

x

x

Description of proposed use of property: 

Project/Proposed Use Description: Building renovations and installation of cooling units

x

x

x

x

x

15.38 acres 1034.98 ft.

x
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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. 

200 +/-s.f. on existing impervious area

300 +/-s.f.

Article XI. Section5.B.1.b.
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Page 5 of 7    Site Plan Review April 29, 2015 

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. 

x

x

x
x

x

x

x

x

x

x
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Page 6 of 7    Site Plan Review April 29, 2015 

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. 

x

x

x

x

x
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Page 7 of 7    Site Plan Review April 29, 2015 

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. 

x

x
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www.drycoolers.com
248.969.3400

Oxford, MI 48371 USA
575 S. GLASPIE ST.

APPROVAL DRAWING INDEX

DWG NO. DRAWING TITLE REV

J-7817-GL-01 COVER / INDEX 0

J-7817-GL-02 GENERAL LAYOUT 0

J-7817-GL-03 PUMP STATION LAYOUTS 0

This is the property of DRY COOLERS INC. The information contained
herein is confidential and proprietary information of DRY COOLERS,
and is not transferable. This print is furnished with the clear
understanding that it is to be used only for repair and maintenance
of equipment furnished by DRY COOLERS, and to assist in obtaining
spare parts. It shall not be loaned, copied, or otherwise used in
manufacture without the express written permission of DRY COOLERS.

J-7817

ExoShed

Fiber Materials, Inc.
APPROVAL

EXO-DO-600-2400SS-CY-BF-VFD

JOB NO.

CUSTOMER
DWG TYPE
SYSTEM TYPE

EQUIPMENT
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www.drycoolers.com
248.969.3400

Oxford, MI 48371 USA
575 S. GLASPIE ST.
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CONNECTION DETAILS 
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8" GROOVED,
TOWER COLD WATER OUTLET
GRAVITY DRAIN TO
OPEN LOOP S.S. TANK

8" GROOVED,
RETURN FROM TOWER
WATER DIVERTING VALVE TO
OPEN LOOP S.S. TANK
4" VENT, GROOVED

3" DRAIN/OVERFLOW, GROOVED
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SUPPLY TO HEAT LOAD

600 GPM INTIAL
(1200 GPM FUTURE)
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AIR INLET w/
RAINHOOD

EXHAUST w/
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This is the property of DRY COOLERS INC. The information contained
herein is confidential and proprietary information of DRY COOLERS,
and is not transferable. This print is furnished with the clear
understanding that it is to be used only for repair and maintenance
of equipment furnished by DRY COOLERS, and to assist in obtaining
spare parts. It shall not be loaned, copied, or otherwise used in
manufacture without the express written permission of DRY COOLERS.

CUSTOMER DRAWING NO.

EQUIPMENT

DRAWING TITLE

SHEET NO. REV.

OF

DESCRIPTIONBYDATEREV

    

Original (PIDr0)JDD12/14/20210

032

GENERAL LAYOUT

EXO-DO-600-2400SS-CY-BF-VFD

Fiber Materials, Inc. J-7817-GL-02

ExoShed

INSTALLATION NOTES:
1) Carefully read the installation and operating
manual that comes with this system prior to installation.
2) Dimensions may vary due to manufacturing tolerances. 
Do not complete field piping until system is properly 
installed.
3) Do not rig from system piping.
4) Level and shim base before anchoring.
5)Do not bind system connections.
6) Field piping must be supported independent of system 
piping.
7)Manual valves should be installed in all high points of 
the system to assist in venting air during fill.
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CITY OF BIDDEFORD 
Planning and Development Department 

 
 
 
 
 
 

Staff Report 1 2022.22 

Hannah Bonine 

Assistant City Planner 

205 Main Street 

P.O. Box 586 

Biddeford, ME 04005 

(207) 284-9115 

Hannah.Bonine@biddefordmaine.org 

  

STAFF REVIEW COMMITTEE REPORT 

TO: Biddeford Staff Review Committee 

FROM: Hannah Bonine, Assistant City Planner 

DATE: June 1, 2022 

RE: 2022.22 Conditional Use Permit request by Biddeford Housing Authority for a mixture of 

government, municipal, school, and community center uses at 200-208 Graham Street (Tax Map 28, 

Lots 58 and 59) in the R-2 Zone. 

MEETING DATE: Friday, June 17, 2022 at 2:00 pm 

 

1. INTRODUCTION 

 

Biddeford Housing Authority is requesting a Conditional Use Permit to locate office spaces for York 

County Government, and the Biddeford School Department, and temporarily locate the teen center at 

200-208 Graham Street. Approximately 8500 square feet of the existing building would be used by the 

School Department, 6000 square feet for the teen center, and 7000 square feet for the York County 

government offices. No changes will be made to the exterior of the building. 

 

2. PROJECT INFORMATION 

 SUBJECT INFORMATION 

1.  Applicant Biddeford Housing Authority 
22 South Street 
Biddeford, ME 04005 

2.  Property Owner Biddeford Housing Authority 
22 South Street 
Biddeford, ME 04005 

3.  Agent Guy M. Gagnon 
22 South Street 
Biddeford, ME 04005 

4.  Engineer/Surveyor N/A 

5.  Project Location 200-208 Graham Street 

6.  Map/Lot Map 28, Lots 58 and 59 

7.  City Approvals Required Conditional Use Permit 

8.  Existing Zoning R-2 
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9.  Overlay Zoning None 

10.  Existing Use Office space 

11.  Proposed Use Government/school offices and community space 

12.  Uses in the Vicinity Commercial, residential 

13.  Parcel Size 1.63 acres 

14.  Water Supply Public 

15.  Sewerage Disposal Public 

16.  Solid Waste Disposal Public 

17.  Fire Protection City of Biddeford 

18.  Parking Spaces Required 96 

19.  Parking Spaces Provided 95 

20.  Ownership of Road Public 

21.  Estimated Site Development Costs N/A 

22.  Financial Capacity Letter N/A 

23.  Waivers Needed/Requested Full Site Plan Review 

24.  Waivers Granted Full Site Plan Review 

25.  Additional Approvals/Permits Needed None 

26.  Fees Paid (LDR Attachment A) Yes 

27.  Review History Staff Review Committee 6/17/22 

 

3. COMPLIANCE WITH CITY ORDINANCES 

 

The proposed uses are classified in the ordinance as community center/club, municipal, and 

government. Community centers and municipal uses are a conditional use in the R-2 zone. As such, the 

applicant must demonstrate compliance with the following: LDR Article VI Performance Standards, 

Section 47.1 Municipal Uses; LDR Article VII Conditional Uses. 

 

The existing building was approved by the Planning Board in 1998 to be constructed and used by the 

Maine Department of Human Services. This was then classified as a governmental office, which at the 

time was a permitted use. This use is no longer identified in the Code of Ordinances, Article V 

Attachment I, Table of Land Uses, although the proposed uses are very similar to those that were 

approved previously.  

 

Performance Standards, Section 47.1 Municipal Uses 

A. All proposed municipal uses shall comply with dimensional requirements of the underlying 

zone. Existing structure, Satisfied 

B. All proposed municipal uses shall be subject to review under Article VII, Conditional Uses, 

Article XI, Site Review, and all other sections of this Zoning Ordinance as applicable. Satisfied 

 

Conditional Use Standards 

1. The proposed use meets specific requirements set forth in this ordinance and would be in 

compliance with applicable state or federal laws; Satisfied 
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2. The proposed use would not create fire safety hazards by providing adequate access to the 

site, or to the buildings on the site, for emergency vehicles and would not create hazards 

through the storage of chemicals and wastes; Satisfied 

3. The proposed exterior lighting, where allowed, would not create hazards to motorists 

traveling on adjacent public streets or is adequate for the safety of occupants or users of the 

site or would not damage the value and diminish the usability of adjacent properties; 

Satisfied 

4. The provisions for buffers and on-site landscaping provide adequate protection to 

neighboring properties from detrimental or unsightly features of the development; Satisfied 

5. The proposed use would not have a significant, detrimental effect on the use and peaceful 

enjoyment of abutting property as the result of noise, vibrations, fumes, odor, dust, glare, 

hours of operation, or other causes; Satisfied 

6. The provisions for vehicular loading and unloading and parking and for vehicular and 

pedestrian circulation on the site and onto adjacent public streets would not create hazards 

to public safety or traffic congestion; Satisfied 

7. The proposed use would generate a volume of traffic that can reasonably be accommodated 

by the existing road network, or would not create unreasonable traffic hazards or would not 

exacerbate an existing traffic hazard, or would not create unreasonable traffic congestion; 

Satisfied 

8. The proposed use would not have a significant, detrimental effect on the value of adjacent 

properties which could be avoided by reasonable modification of the proposal; Satisfied 

9. The proposed use would not have an adverse impact on the privacy of the residents of the 

immediate area (within 500 feet) which could be avoided by reasonable modification of the 

proposal; Satisfied 

10. The proposed use would be in compliance with Biddeford's Comprehensive Plan; Satisfied 

11. The proposed use would not have an adverse impact on the immediate neighborhood or the 

community relative to architectural design, scale, bulk and building height, identity and 

historical character, or visual integrity, which could be avoided by reasonable modification of 

the proposal; Satisfied 

12. The design of the site would not result in significant flood hazards or flood damage or would 

be in conformance with applicable flood hazard protection requirements; Satisfied 

13. Adequate provision has been made for disposal of wastewater or solid waste or for the 

prevention of ground or surface water contamination; Satisfied 

14. Adequate provision has been made to control erosion or sedimentation; Satisfied 

15. Adequate provision has been made to handle stormwater runoff or other drainage problems 

on the site; and the proposed development will not unduly burden off-site surface water 

systems; Satisfied 

16. The proposed water supply would meet the demands of the proposed use for fire protection 

purposes; Satisfied 

17. Adequate provision has been made for the transportation, storage, and disposal of 

hazardous substances and materials as defined by state law; Satisfied 

18. The proposed use would not have an adverse impact on scenic vistas or on significant wildlife 

habitat or wetland areas and water bodies which could be avoided by reasonable 

modification of the proposal; Satisfied 
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19. When located in the Shoreland Zone, the proposed use would meet the purposes of 

Shoreland Zoning as identified in Article XIV, Section 1 (Purposes) of this ordinance. 

[Amended 2-2-2010 by Ord. No. 2009.98] Satisfied 

If applicable, all standards have been satisfied.  

 

4. WAIVER REQUESTS 

 

Full Site Plan Review – existing structure and parking lot with no exterior improvements proposed. 

 

5. OUTSTANDING ITEMS TO BE ADDRESSED PRIOR TO APPROVAL 

 

None 

 

6. STAFF RECOMMENDATIONS 

 

Staff recommend that the above Conditional Use Permit be granted. The proposed use will satisfy the 

office needs of multiple local municipal and governmental entities and provide a temporary space for 

the teen center before it can move into its permanent location. With the previous approvals for DHS, I 

believe the proposes uses are suited for the site and will not negatively impact the surrounding 

neighborhood and commercial uses. 

 

7. ATTACHMENTS 

1. Application  

2. Plans 
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CITY OF BIDDEFORD 

Planning and Development Department 

 
 

FINDINGS OF FACT AND CONCLUSIONS OF LAW 

Pursuant to the provisions of the City of Biddeford Code of Ordinances Article XI Site Plan Review, Article 

VII Conditional Uses, and Article VI Performance Standards, the Biddeford Planning Board has considered 

the application of Biddeford Housing Authority, 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: 

 

1. FINDINGS OF FACT 

 SUBJECT INFORMATION 

1.  Applicant Biddeford Housing Authority 
22 South Street 
Biddeford, ME 04005 

2.  Property Owner Biddeford Housing Authority 
22 South Street 
Biddeford, ME 04005 

3.  Agent Guy M. Gagnon 
22 South Street 
Biddeford, ME 04005 

4.  Engineer/Surveyor N/A 

5.  Project Location 200-208 Graham Street 

6.  Map/Lot Map 28, Lots 58 and 59 

7.  City Approvals Required Conditional Use Permit 

8.  Existing Zoning R-2 

9.  Overlay Zoning None 

10.  Existing Use Office space 

11.  Proposed Use Government/school offices and community space 

12.  Uses in the Vicinity Commercial, residential 

13.  Parcel Size 1.63 acres 

14.  Water Supply Public 

15.  Sewerage Disposal Public 

16.  Solid Waste Disposal Public 

17.  Fire Protection City of Biddeford 

18.  Parking Spaces Required 96 

19.  Parking Spaces Provided 95 

20.  Ownership of Road Public 

21.  Estimated Site Development Costs N/A 

22.  Financial Capacity Letter N/A 

23.  Waivers Needed/Requested Full Site Plan Review 
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24.  Waivers Granted Full Site Plan Review 

25.  Additional Approvals/Permits Needed None 

26.  Fees Paid (LDR Attachment A) Yes 

27.  Review History Staff Review Committee 6/17/22 

 

2. CONCLUSIONS OF LAW 

 

1. The proposed use meets specific requirements set forth in this ordinance and would be in 
compliance with applicable state or federal laws;       

2. The proposed use would not create fire safety hazards by providing adequate access to the site, 
or to the buildings on the site, for emergency vehicles and would not create hazards through the 
storage of chemicals and wastes;   

3. The proposed exterior lighting, where allowed, would not create hazards to motorists traveling 
on adjacent public streets or is adequate for the safety of occupants or users of the site or 
would not damage the value and diminish the usability of adjacent properties; 

4. The provisions for buffers and on-site landscaping provide adequate protection to neighboring 
properties from detrimental or unsightly features of the development; 

5. The proposed use would not have a significant, detrimental effect on the use and peaceful 
enjoyment of abutting property as the result of noise, vibrations, fumes, odor, dust, glare, hours 
of operation, or other causes; 

6. The provisions for vehicular loading and unloading and parking and for vehicular and pedestrian 
circulation on the site and onto adjacent public streets would not create hazards to public safety 
or traffic congestion; 

7. The proposed use would generate a volume of traffic that can reasonably be accommodated by 
the existing road network, or would not create unreasonable traffic hazards or would not 
exacerbate an existing traffic hazard, or would not create unreasonable traffic congestion; 

8. The proposed use would not have a significant, detrimental effect on the value of adjacent 
properties, which could be avoided by reasonable modification of the proposal; 

9. The proposed use would not have an adverse impact on the privacy of the residents of the 
immediate area (within 500 feet) which could be avoided by reasonable modification of the 
proposal. 

10. The proposed use would be in compliance with Biddeford's comprehensive plan; 

11. The proposed use would not have an adverse impact on the immediate neighborhood or the 
community relative to architectural design, scale, bulk and building height, identity and 
historical character, or visual integrity, which could be avoided by reasonable modification of 
the proposal; 

12. The design of the site would not result in significant flood hazards or flood damage or would be 
in conformance with applicable flood hazard protection requirements; 
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13. Adequate provision has been made for disposal of wastewater or solid waste or for the 
prevention of ground or surface water contamination; 

14. Adequate provision has been made to control erosion or sedimentation; 

15. Adequate provision has been made to handle stormwater runoff or other drainage problems on 
the site; and the proposed development will not unduly burden off-site surface water systems; 

16. The proposed water supply would meet the demands of the proposed project (and for fire 
protection purposes, if applicable.)  

17. Adequate provision has been made for the transportation, storage, and disposal of hazardous 
substances and materials as defined by state law; 

18. The proposed use would not have an adverse impact on scenic vistas, historic sites, 
archeological resources, or on significant wildlife habitat or wetland areas and water bodies, 
which could be avoided by reasonable modification of the proposal; 

19. When located in the Shoreland Zone, the proposed use would meet the purposes of Shoreland 
Zoning as identified in Article XIV, Section 1 (Purposes) of this ordinance. 

 

Approval Granted: 

Based on the evidence available and the conclusions above, the Biddeford Staff Review Committee 

approves the Conditional Use Permit for the proposed project summarized above, located at 200-208 

Graham Street (Tax Map 28, Lots 58 & 59) in accordance with the submitted application, supporting 

data, representations made, other related materials on file, and the following Conditions of Approval: 

1. 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. 

2. Standard Conditions of Approval apply. 
 

______________________________ 

Staff Review Committee Chairperson 

 

_____________________________ 

Date
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