
PLAN REVIEW NOTES  April 11, 2019  
Andrews Subdivision (Tax Map 60 Lot 10)  
Final Plan Review - Major Cluster Subdivision Page 1 of 5 

ITEM 1 

Town of Kittery 
Planning Board Meeting 

April 11, 2019 
 
 

ITEM 1 - Andrews Cluster Subdivision – Final Plan Review 
Action: Accept and deny application. Approve, approve with conditions, disapprove, postpone action or 
continue plan.  Owner /Applicant, Arthur W. Andrews Rev. Trust requests consideration of a 11-lot cluster 
subdivision on 93.32 acres located off Deer Ridge Lane (Tax Map 60, Lot 10) in the Residential Rural (R-
RL) and Shoreland Overlay and Resource Protection (OZ-RP & OZ-SL 250’) Zones. Agent is Jeff Clifford, 
P.E., Altus Engineering. 
 

PROJECT TRACKING 
REQ’D ACTION COMMENTS STATUS 

Yes Sketch Plan Review / 
Concept Approval 8/9/2018 APPROVED 

No Site Visit 9/11/18 HELD 

Yes Preliminary Plan Review 
Completeness/Acceptance 11/8/18  ACCEPTED 

Yes Public Hearing 12/13/18  HELD 

Yes Preliminary Plan Approval 12/13/18 APPROVED 

Yes Final Plan Review 4/11/19 PENDING 

Prior to the signing of the approved Plan any Conditions of Approval related to the Findings of Fact along with waivers and variances (by 
the BOA) must be placed on the Final Plan and, when applicable, recorded at the York County Registry of Deeds.  PLACE THE MAP 
AND LOT NUMBER IN 1/4” HIGH LETTERS AT LOWER RIGHT BORDER OF ALL PLAN SHEETS.   Per Section 16.4.4.L - 
Grading/Construction Final Plan Required. - Grading or construction of roads, grading of land or lots, or construction of buildings is prohibited 
until the original copy of the approved final plan has been duly recorded in the York County registry of deeds, when applicable.  

 
Background 
Planning Board review of the proposed development is required by 16.10.3.1, General Development, Site 
and Subdivision Plans Review, because it is a cluster subdivision. The first lot was subdivided from the 
Andrews family parcel in 1982 with additional lots that followed in 1987, 2000, 2004 and 2017 thereby 
defining the current parcel and Deer Ridge Lane right-of-way.  The proposed development is an 11-lot 
cluster subdivision that will consist of seven (7) lots serviced by a proposed 640 foot roadway off of Deer 
Ridge Lane.  The other four (4) lots will be serviced by the existing Deer Ridge Lane. 
 
At the August 9, 2018 meeting, the Board voted accept and approve the Sketch plan concept for the 
project and a site walk was attended by members on September 11, 2018.  At the November 8, 2018 
meeting, the Board accepted the preliminary cluster subdivision plan application as complete and 
scheduled a public hearing on the application for the December 13, 2018 meeting. 
 
At the December 13, 2018 meeting, the Board approved the preliminary plan with the condition that all of 
CMA Engineers comments must be addressed to their satisfaction. 
 
On March 20, 2019, a lot line adjustment was performed to convey Parcel “X” consisting of 13.47 ac. to 
Arthur W. Andrews, Jr. & Anne Andrews. 
 
Staff Review 

1. Zoning.  The applicant is proposing an 11-lot cluster subdivision with modified street frontage, 
minimum lot size and minimum front, side and rear yard setback standards. A cluster subdivision 
is a permitted use in the R-RL zone. All requested modified dimensional standards are depicted 
on sheet S – 1.2.  The applicant has provided a list of deductions to determine the lot’s Net 
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Residential Area (NRA) and open space requirements.  The proposed dimensional modifications 
per Section 16.8.11.3 are as follows: 

a. 16.3.2.1.D2 – Minimum lot area: 23,512 sf * vs 40,000 sf  *; 
b. 16.3.2.1.D2 – Street frontage: 40’ vs 150 minimum; 
c. 16.3.2.1.D2 – Front yard setback: 20’ vs. 40’ minimum; 
d. 16.3.2.1.D2 – Side and rear yard setback: 10’ vs 20’. 

 
2. All of the required submittal items have been provided per 16.10.5.2.  A standard boundary 

survey has been completed for the subject parcel and is include with the plan set.  
  

3. Updated: Open Space. Per 16.8.11.6.E.1, 50% of the total property, approximately 46.7 acres, is 
required to be maintained as designated open space. The applicant is proposing 84.25 acres of 
reserve common open space or 90% of the parcel.  The applicant states that the open space is 
configured to maximize the sensitivity to the natural resources within and near the property by 
providing significant forested buffers to wetlands.  The Kittery Land Trust will take ownership of 
the open space parcel and manage it in accordance with an approved management plan and in 
conjunction with their abutting protected land and easements. 
 

4. Floodplain, Resource Protection Areas, Wetlands.  Flood Hazard Zone A per FIRM map 
#23031C0663G, dated preliminary November 5, 2013 is shown along the Cutts Ridge Brook 
corridor.  Zone A has no defined 100-year flood elevation.  No filling or development is proposed 
within the floodplain. 
 
The proposed lots are within a significant sand and gravel aquifer and/or the Shoreland Water 
Body/Wetlands Protection Area (OZ-SL-250), therefore the lots will require an advance pre-
treatment aeration at each subsurface wastewater disposal system.  Seven (7) of the lots and a 
portion of the Turkeytail Lane roadway are partially located in the Shoreland Water 
Body/Wetlands Protection Area (OZ-SL-250’) overlay zone, therefore a Special Exception is 
being requested.  No wetlands will be impacted by the development. Per 16.8.11.6.I.5, all wetland 
setbacks must be maintained as a no-cut no-disturb area. 
 
According to the applicant, Joseph Noel has surveyed the property for vernal pools.  With 
assistance from MDIFW staff, it was determined that only one (1) of the five (5) vernal pools 
qualified as a Significant Vernal Pool (SVP) under MDEP regulations.  The other vernal pools 
did not contain a significant enough number of egg masses to be regulated.  There will be no 
development within 250 feet of any vernal pools.   
 

5. All lots appears to be regularly shaped and meet the lot shape standards (16.8.16.1). 
 

6. The lots will be serviced by municipal water: an existing 8” main along Deer Ridge Lane and a 
proposed 6” main extended along the new roadway.  There are two (2) existing fire hydrants on 
Remick’s Lane within 470 feet of Deer Ridge Lane entrance.  A new hydrant will be proposed at 
the intersection of Deer Ridge Lane and the new roadway. 
 

7. Updated: Roads.  A proposed 640 foot roadway will be constructed off Deer Ridge Lane to 
service seven (7) of the proposed lots.  Based upon the estimated ADT of 70 trips per day, 
Turkeytail Lane would be classified under 16.8 Attachment 1, Table 1 Design and Construction 
Standards for Streets and Pedestrianways as a Class II street. 
 
Deer Ridge Lane is a private roadway that is maintained by an existing Declaration of Rights, 
Restrictions and Covenants, Deer Ridge Lane Associates, recorded at Y.C.R.D book 17344 pages 
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667-676.  It is proposed to be extended 100+- feet to an overall length of 1,033 feet with a 
turnaround tee provided.  Based upon Table 1, Deer Ridge Lane is considered a Class III street 
with a maximum cul-de-sac length of 1,200-feet so it appears that requirement will be met. 
 
The existing entrance to Deer Ridge Lane was reviewed by the Planning Board during the 
September 11, 2018 site walk.  According to the applicant, the existing paved travel way was not 
built within the center of the right-of-way to preserve existing large trees.  The applicant believes 
the rural character of the existing layout reduces roadway speed and is aesthetically desirable.  
The proposed roadway improvement will soften the initial curves of Deer Ridge Lane and widen 
the travelled way to 20 feet while minimizing cutting trees at the entrance.  Update: The applicant 
is requesting a waiver from 16.8.4.6 Center line.  Deer Ridge Lane Sta. 0+00 to Sta. 3+00 to 
preserve existing vegetation by not aligning the centerline of the travelled way with the centerline 
of the right-of-way for the first 300’ of Deer Ridge Lane. 
 
The proposed street does not include sidewalks and Deer Ridge Lane does not contain sidewalks.  
The applicant has submitted a waiver request from 16.8.4.13, Table 1.  In addition, waivers are 
requested from 16.8.4.4., Table 1: 

a. Street Width Design: d. Paved shoulder – Deer Ridge Lane Sta. 0+00 to Sta. 5+50. 
Propose 2’ gravel shoulders on each side in lieu of the Minor Streets standard of 2’ 
and 8’ paved to maintain the existing rural character of the neighborhood. 

b. Street Width Design: c. Travel pavement – Deer Ridge Lane Sta. 5+50 to Sta. 10+33 
and Turkeytail Lane.  The roadways will be privately owned and maintained, 
therefore the applicant proposes 18’ and 20’ wide paved traveled ways. 

c. Street Gradients: a. Longitudinal (Max) The applicant proposes to reconstruct the 
steepest section of Deer Ridge Road to match the existing grade and preserve 
minimum cover over the existing water main.  The proposed grade is 10.6% where 
the maximum grade is listed as 9%..    

d. Cul-de-Sac: a. Street length to radius, b. Boundary radius & c. Paved radius to permit 
turnaround tees in lieu of cul-de-sacs. 

 
A note has been added to Plan Sheet C-1.0 that states “Deer Ridge Lane and Turkeytail Lane 
shall remain private roads to be maintained by the Deer Ridge Lane Association”.  
 
A street naming application has been submitted as part of the final plan application.  
 

8. Stormwater management.  Stormwater from impervious and disturbed areas on the site will be 
treated by the use of stormwater BMP’s designed to remove fine particulates and suspended 
sediments.  A grassed underdrain soil filter, wooded buffers, grass swales, level spreaders and rip 
rap protection will be utilized to obtain the required stormwater treatment.  The applicant has 
stated that preliminary stormwater practices were discussed during a MDEP Stormwater Law 
License pre-application meeting.  A comprehensive review of the stormwater management plans 
will be done by MDEP.  Updated: The HydroCAD drainage analysis was revised to ensure that 
stormwater Best Management Practices (BMPs) met MDEP sizing and post-development runoff 
criteria. 

  
9. Peer Review. CMA has reviewed the latest plan set and offered the attached review comments. 

 
10. Updated: We have received two letters from the Kittery Water District: one dated October 23, 

2018 verifying capacity to serve the proposed development and the other dated February 14, 2019 
stating that the design of the water infrastructure and the proposed materials meets their 
specifications. 



PLAN REVIEW NOTES  April 11, 2019  
Andrews Subdivision (Tax Map 60 Lot 10)  
Final Plan Review - Major Cluster Subdivision Page 4 of 5 

 
11. The applicant has requested a waiver of Section 16.10.5.2.B(2) for drawings scale: 

a. 1”=200’ for Soils Plan; an enlargement is included, showing the area of interests and 
coinciding with the Lot Plans. 

 
Recommendation  
At the December 13, 2018 meeting the Planning Board approved the Preliminary Plan for the subdivision 
with the following conditions: 
 

1. A note be added to the plan that the roads will remain forever private; 
 

2. Written justification must be supplied for the proposed roadway waivers; 
 

3. The actual amount of open space shall be designated on the plan; and 
 

4.  All CMA Engineers comments must be addressed to their satisfaction. 
 

The Final Plan submission addresses the above-mentioned conditions to the satisfaction of staff.  CMA 
Engineers has reiterated its recommendation regarding adding 1-foot of pavement in the shoulders for 
Turkeytail Lane to provide pavement edge stability.  
 
Move to approve the special exception request for the eight lots that are partially within the Shoreland 
Overlay Zone (OZ-SL-250’).  
 
Approve the following waivers from Title 16: 
 

1.  Section 16.10.5.2.B (2) for drawings scale to allow the scale to be 1” = 200’ for the Soils Plan. 
 

2. Section 16.9.2.2 (B) Clearing or removal of vegetation in Resource Protection Zone to 
construct a centralized stormwater treatment BMP. 
 

3. Section 16.8.4.6 Center line. To preserve mature trees in the right-of-way to the extent possible, 
allow the center line of the travelled way to be not be aligned with the center line of the right-
of-way. 
 

4. Section 16.8.4.4 and Table 1 Class III Private Street – Street Width Design: c. 
Sidewalk/pedestrian way to not require the construction of a sidewalk along Deer Ridge Lane 
and the proposed Turkeytail Lane. 
 

5. Section 16.8.4.4, and Table 1 Cul-de-Sac: a. Street length to radius b. Boundary radius & c. 
Paved radius to permit turnaround tees in lieu of cul-de-sacs.  

  
6. Section 16.8.4.4 and Table 1 Street Width Design: c. Travel pavement to allow 18 feet of width 

with 2’ gravel shoulders for Deer Ridge Lane from Sta. 0+00 to Sta. 5+50 and for Turkeytail 
Lane. 
 

7. Section 16.8.4.4 and Table 1 Street Width Design: d. Paved shoulder to allow 2’ gravel 
shoulders for Deer Ridge Lane Sta. 5+50 to Sta. 10+33. 

  
Move to approve the final cluster subdivision plan application, dated March 27, 2019,  from owner / 
applicant Arthur W. Andrews Rev. Trust for an 11-lot cluster subdivision located off of Deer Ridge 
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Lane (Tax Map 60 Lot 10) in the Residential Rural (R-RL) and Shoreland Overlay and Resource 
Protection (OZ-RP & OZ-SL 250’) Zones. 
 
Accept and approve a street naming application from Jeffrey Clifford, dated February 20, 2019, to 
name a new private road off of Deer Ridge Lane (Map 60, Lot 10), Turkeytail Lane.  



KITTERY PLANNING BOARD 
FINDINGS OF FACT -  Unapproved 
for 
Andrews Cluster Subdivision 
Major Cluster Subdivision Plan 
 
Note:  This approval by the Planning Board constitutes an agreement between the Town and the Developer incorporating the 
Development plan and supporting documentation, the Findings of Fact, and all waivers and/or conditions approved and required by 
the Planning Board.  
 
WHEREAS: Owner/applicant Owner /Applicant, Arthur W. Andrews Rev. Trust requests consideration of a 
11-lot cluster subdivision on 93.32 acres located off Deer Ridge Lane (Tax Map 60, Lot 10) in the Residential 
Rural (R-RL) and Shoreland Overlay and Resource Protection (OZ-RP & OZ-SL 250’) Zones. Agent is Jeff 
Clifford, Altus Engineering. 
 
Hereinafter the “Development”. 
 
Pursuant to the Plan Review meetings conducted by the Planning Board as duly noted in the Plan Review 
Notes dated 04/11/2019; 
 

Sketch Plan Review Approved 8/9/2018 
Site Visit Held 9/11/2018 
Preliminary Plan Completeness Review Held, Accepted 11/8/2018 
Public Hearing Held 12/13/2018 
Preliminary Plan Approval Granted (with 

conditions) 
12/13/2018 

Final Plan Approval Granted (with 
conditions) 

4/11/2019 

 
and pursuant to the Project Application and Plan and other documents considered to be a part of the 
approval by the Planning Board in this finding consist of the following and as noted in the Plan Review 
Notes dated 04/11/2019 (Hereinafter the “Plan”). 

1. Final Plan Review Documents, Altus Engineering, Inc. letter dated March 28, 2019 
2. Andrews Subdivision Plans and Site Details, Altus Engineering, Inc. dated March 27, 2019 
3. Standard Boundary Survey & Existing Conditions Plan, dated 3/27/19 

NOW THEREFORE, based on the entire record before the Planning Board as and pursuant to the applicable 
standards in the Land Use and Development Code, the Planning Board makes the following factual findings 
as required by Section 16.10.8.3.D. and as recorded below:  

FINDINGS OF FACT 
Action by the Board shall be based upon findings of fact which certify or waive compliance with all the 
required standards of this title, and which certify that the development satisfies the following requirements: 

A. Development Conforms to Local Ordinances. 
The proposed development conforms to a duly adopted comprehensive plan as per adopted provisions in the 
Town Code, zoning ordinance, subdivision regulation or ordinance, development plan or land use plan, if 
any. In making this determination, the municipal reviewing authority may interpret these ordinances and 
plans. 
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Finding: The proposed development conforms to Title 16, Article XI Cluster Residential Development, 
Section 16.8.11. 
 
Conclusion: This standard appears to be met. 

Vote of  __  in favor    against    abstaining 

B. Freshwater Wetlands Identified. 

All freshwater wetlands within the project area have been identified on any maps submitted as part of the 
application, regardless of the size of these wetlands.  

Finding:  The wetlands boundaries have been delineated/flagged by Joseph W. Noel, Maine Certified Soil 
Scientist #209 and depicted on the subdivision plans.  No wetlands will be impacted by the development. 
 
Conclusion: This standard is appears to be met. 

Vote of  __  in favor  _  against  _  abstaining 

C.  River, Stream or Brook Identified. 

Any river, stream or brook within or abutting the proposed project area has been identified on any maps 
submitted as part of the application. For purposes of this section, “river, stream or brook” has the same 
meaning as in 38 M.R.S. §480-B, Subsection 9. 

Finding: Cutts Ridge Brook headwaters begin on the property and flow northwesterly from the parcel onto 
abutting Johnson Farm property.  The brook has been identified on the subdivision plans. 
 
Conclusion: This standard appears to be met. 

Vote of  __  in favor  _  against  _  abstaining  

D. Water Supply Sufficient. {and} 

The proposed development has sufficient water available for the reasonably foreseeable needs of the 
development. 

E. Municipal Water Supply Available. 

The proposed development will not cause an unreasonable burden on an existing water supply, if one is to be 
used. 

Finding: The proposed lots are being serviced by an existing 8-inch municipal water main along Deer Ridge 
Lane and a proposed 6-inch water main along the new roadway. The applicant has submitted a letters from 
the Kittery Water District, dated October 23, 2018 and February 14, 2019, indicating that it will be capable of 
servicing this project and that the design of the water infrastructure and materials meets their specifications. 
 
Conclusion: This standard appears to be met. 

Vote of  __  in favor  _  against  _  abstaining 

 
F. Sewage Disposal Adequate. 

The proposed development will provide for adequate sewage waste disposal and will not cause an 
unreasonable burden on municipal services if they are utilized. 
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Finding: Wastewater will be disposed of by an engineered system that consists of a septic tank and advanced 
treatment system for each lot.  The project will require a Stormwater Law License from MDEP.  The 
applicant is proposing extensive use of best management practices, including a grassed underdrain soil filter, 
level speaders and “buffer easements” to address stormwater quality and quantity requirements of MDEP’s 
regulations.  
 
Conclusion: This standard appears to be met. 

Vote of  __  in favor    against  _  abstaining 

G. Municipal Solid Waste Disposal Available. 

The proposed development will not cause an unreasonable burden on the municipality’s ability to dispose of 
solid waste, if municipal services are to be used. 

Finding: The proposed development doesn’t not require any changes to municipal solid waste services. 
 
Conclusion: This standard appears to be met. 

Vote of  __  in favor  _  against  _ abstaining 

H. Water Body Quality and Shoreline Protected. 

Whenever situated entirely or partially within two hundred fifty (250) feet of any wetland, the proposed 
development will not adversely affect the quality of that body of water or unreasonably affect the shoreline of 
that body of water. 

Finding: The eleven (11) proposed lots are within a significant sand and gravel aquifer and/or the Shoreland – 
Wetlands protection Area (OZ-SL-250”) at the northeasterly end of the project.  The lots will require advance 
pre-treatment aeration at each subsurface wastewater disposal system.  Therefore, the proposed development 
should not adversely affect the quality or quantity of surface water. 
 
Conclusion: This standard appears to be met. 

Vote of  __  in favor  _  against  _  abstaining 

I. Groundwater Protected. 

The proposed development will not, alone or in conjunction with existing activities, adversely affect the 
quality or quantity of groundwater. 

Finding: The eleven (11) proposed lots are within a significant sand and gravel aquifer and/or the Shoreland – 
Wetlands protection Area (OZ-SL-250”) at the northeasterly end of the project.  The lots will require advance 
pre-treatment aeration at each subsurface wastewater disposal system.  Therefore, the proposed development 
should not adversely affect the quality or quantity of groundwater. 
 
Conclusion: This standard appears to be met. 

Vote of  __  in favor  _  against  _  abstaining 

 
J. Flood Areas Identified and Development Conditioned. 

All flood-prone areas within the project area have been identified on maps submitted as part of the 
application based on the Federal Emergency Management Agency’s Flood Boundary and Floodway Maps 
and Flood Insurance Rate Maps, and information presented by the applicant. If the proposed development, or 
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any part of it, is in such an area, the applicant must determine the one hundred (100) year flood elevation 
and flood hazard boundaries within the project area. The proposed plan must include a condition of plan 
approval requiring that principal structures in the development will be constructed with their lowest floor, 
including the basement, at least one foot above the one hundred (100) year flood elevation. 

Finding: Flood Hazard Zone A per FIRM Map #23031C0663G, dated preliminary November 5, 2013 is 
shown along the Cutts Ridge Brook corridor.  Zone A has no defined 110-year flood elevation.  No buildings 
will be constructed within this zone.    
Conclusion: This standard appears to be met.  

Vote of  __  in favor  _  against  _  abstaining 

K. Stormwater Managed. 

Stormwater Managed. The proposed development will provide for adequate stormwater management 

The design was prepared by Altus Engineering, Inc. and reviewed by CMA Engineers, Town peer-review 
engineer.  CMA reported that the applicant has prepared a complete stormwater design and associated 
analysis and the proposed development meets the requirements of the Title 16.  
 
Finding: Stormwater from impervious and disturbed areas on the site will be treated by the use of stormwater 
BMPs designed to remove fine particulates and suspended sediments.  A grassed underdrain soil filter, 
wooded buffers, grass swales, level spreaders and riprap protection are utilized to obtain the required 
stormwater treatment.  A comprehensive review of the stormwater management plan will be performed by 
MDEP under the Stormwater Law License permit. 
 
Conclusion: This standard appears to be met. 

Vote of  __  in favor  _  against  _  abstaining 

L. Erosion Controlled. 
The proposed development will not cause unreasonable soil erosion or a reduction in the land’s capacity to 
hold water so that a dangerous or unhealthy condition results. 

The Contractor shall follow MDEP best management practices for erosion and sediment control (silt fencing, 
silt sacks, etc.), and CMA Engineers will be notified to observe application during construction.  

Finding: Runoff is primarily maintained as sheet flow and minimized concentrated flow.  Other best 
management practices include the use of undisturbed wooded buffers, grass swales, riprap protection, 
minimization of pavement widths, stabilized construction exit and silt barriers.  Best management practices 
for erosion control will be reviewed as part of the MDEP Stormwater Law License permit. 
  
Conclusion: This standard appears to be met. 

 
Vote of  __  in favor _  against  _  abstaining 

M. Traffic Managed. 

The proposed development will: 
1. Not cause unreasonable highway or public road congestion or unsafe conditions with respect to the use 
of the highways or public roads existing or proposed; and 

2. Provide adequate traffic circulation, both on-site and off-site. 
Finding:  The applicant has provided a Traffic Generator Summary for the development and the ADT peak 
hour and peak day is appropriate for Cutts Road.  
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Conclusion: This standard appears to be met. 

 
Vote of  __  in favor  _  against  _  abstaining 

N. Water and Air Pollution Minimized. 

The proposed development will not result in undue water or air pollution. In making this determination, the 
following must be considered: 
 
1. Elevation of the land above sea level and its relation to the floodplains; 
2. Nature of soils and sub-soils and their ability to adequately support waste disposal; 
3. Slope of the land and its effect on effluents; 
4. Availability of streams for disposal of effluents; 
5. Applicable state and local health and water resource rules and regulations; and 
6. Safe transportation, disposal and storage of hazardous materials. 
Finding: 1. No filling or development is proposed within the 100-year floodplain. 

 2. Applicant has provided a Class A High Intensity Soil Survey, test pit logs, proposed subsurface 
disposal area locations, and reserve locations for the proposed lots. 
3. Proposed subsurface disposal areas are located outside of steep slope areas. 
4. There will be no activity with 500’ of Cutts Ridge Brook. 
5. The applicant has received an MDEP Stormwater Law License permit.  
6. N/A.  

   
Conclusion: This standard appears to be met. 

Vote of  __  in favor  _  against  _  abstaining 

O. Aesthetic, Cultural and Natural Values Protected. 

The proposed development will not have an undue adverse effect on the scenic or natural beauty of the area, 
aesthetics, historic sites, significant wildlife habitat identified by the department of inland fisheries and 
wildlife or the municipality, or rare and irreplaceable natural areas or any public rights for physical or 
visual access to the shoreline. 

Finding: The proposed development will create an 84.25 acre lot designated as reserved open space, 
protecting over 90% of the parent parcel.  The Kittery land Trust will take ownership of the open space lot 
and manage it in accordance with an approved management plan and in conjunction with their abutting 
protected land and easements.  There are a number of vernal pools on the parcel.  MDEP determined that 
only one (1) vernal pool meets the standards of a significant vernal pool (SVP).  All development will be 
outside the 250 foot MDEP buffer to the SVP. 
 
Conclusion: This standard appears to be met. 

Vote of  __  in favor  _  against  _  abstaining 
P. Developer Financially and Technically Capable. 

Developer is financially and technically capable to meet the standards of this section. 

Finding: The developer will provide an inspection escrow in an amount suitable to cover the costs of on-site 
inspection by the Peer Review Engineer to ensure the proposed development is constructed according to the 
approved plan.   
 
Conclusion: This standard appears to be met. 
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Vote of  __  in favor  _  against  _  abstaining 

Chapter 16.6  DECISION APPEAL, VARIANCE and OTHER REQUESTS 
16.6.4.4 Special Exception Use Request. 
B.  The Planning Board will review, decide and may approve an applicant’s Special Exception Use 
request where the proposed project requires Planning Board review as defined in Section 16.10.3.2 or is 
located in a Shoreland or Resource Protection Overlay Zone. The Planning Board must find the proposed 
project and use meets the criteria set forth in Section 16.10.8.3.4 and 16.6.6. 

Finding:  Lots 2, 3, 4, 5, 6, 7, 8, 9 and 11 are either partially or entirely located in the Shoreland Overlay 
Zone (OZ-SL-250’).  The lots will require advanced pre-treatment (aeration) at each subsurface 
wastewater disposal system.  No wetlands will be impacted by the development. 
 
The proposed project of the appears to have no adverse impact with consideration of the conditions and 
factors outlined in 16.6.6, including: 
 
1. Proposed use will not prevent the orderly and reasonable use of adjacent properties or of properties in 
adjacent use zones; 
 
2. Use will not prevent the orderly and reasonable use of permitted or legally established uses in the zone 
wherein the proposed use is to be located, or of permitted or legally established uses in adjacent use zones; 
 
3. Safety, the health, and the welfare of the Town will not be adversely affected by the proposed use or its 
location; and 
 
4. Use will be in harmony with and promote the general purposes and intent of this Code. 
 
 
Conclusion: The special exception can be met. 

Vote of  __  in favor  _  against  _  abstaining 

 
 
NOW THEREFORE the Kittery Planning Board adopts each of the foregoing Findings of Fact and based 
on these Findings determines the proposed Development will have no significant detrimental impact, and 
the Kittery Planning Board hereby grants final approval for the Development at the above referenced 
property, including any waivers granted or conditions as noted.   
 

 
Waivers: 

 
1. Section 16.10.5.2.B (2) for drawings scale to allow the scale to be 1” = 200’ for the Soils Plan. 

 
2. Section 16.9.2.2 (B) Clearing or removal of vegetation in Resource Protection Zone to construct a 

centralized stormwater treatment BMP. 
 

3. Section 16.8.4.6 Center line. To preserve mature trees in the right-of-way to the extent possible, 
allow the center line of the travelled way to be not be aligned with the center line of the right-of-way. 
 

4. Section 16.8.4.4 and Table 1 Class III Private Street – Street Width Design: c. Sidewalk/pedestrian 
way to not require the construction of a sidewalk along Deer Ridge Lane and the proposed Turkeytail 
Lane. 
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5. Section 16.8.4.4, and Table 1 Cul-de-Sac: a. Street length to radius b. Boundary radius & c. Paved 

radius to permit turnaround tees in lieu of cul-de-sacs.  
  

6. Section 16.8.4.4 and Table 1 Street Width Design: c. Travel pavement to allow 18 feet of width with 
2’ gravel shoulders for Deer Ridge Lane from Sta. 0+00 to Sta. 5+50 and for Turkeytail Lane. 
 

7. Section 16.8.4.4 and Table 1 Street Width Design: d. Paved shoulder to allow 2’ gravel shoulders for 
Deer Ridge Lane Sta. 5+50 to Sta. 10+33. 
 
 

Conditions of Approval (to be included as notes on the final plan in addition to the existing notes):   
 

1. No changes, erasures, modifications or revisions may be made to any Planning Board approved final 
plan. (Title 16.10.9.1.2) 

2. Applicant/contractor will follow Maine DEP Best Management Practices for all work associated with 
site and building construction to ensure adequate erosion control and slope stabilization. 

3. Prior to the commencement of grading and/or construction within a building envelope, as shown on 
the Plan, the owner and/or developer must stake all corners of the envelope. These markers must 
remain in place until the Code Enforcement Officer determines construction is completed and there is 
no danger of damage to areas that are, per Planning Board approval, to remain undisturbed. 

4.   All Notices to Applicant contained in the Findings of Fact (dated: 03/14/2019). 
 
Conditions of Approval (Not to be included as notes on the final plan):   

 

5. Incorporate any plan revisions on the final plan as recommended by Staff, Planning Board, or Peer 
Review Engineer, and submit for Staff review prior to presentation of final Mylar.  

6. The Home Owners Association (HOA) document must be reviewed and found satisfactory by the 
Shoreland Resource Officer and the Town Attorney prior to the final Mylar being signed by the Chair. 

7. Provide the additional documents and/or responses to all CMA comments prior to presentation of final 
Mylar. 

 

 
 

 

Notices to Applicant:  (not to be included on the final plan) 

1. Prior to the release of the signed plans, the applicant must pay all outstanding fees associated with review, 
including, but not limited to, Town Attorney fees, peer review, newspaper advertisements and abutter 
notification. 

2. State law requires all subdivision and shoreland development plans, and any plans receiving waivers or 
variances, be recorded at the York County Registry of Deeds within 90 days of the final approval.  

3. One (1) Mylar copy and one (1) paper copy of the final plan (recorded plan if applicable) and any and all 
related state/federal permits or legal documents that may be required, must be submitted to the Town 
Planning Department.  Date of Planning Board approval shall be included on the final plan in the Signature 
Block. 
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4. The owner and/or developer, in an amount and form acceptable to the Town Manager, must file with the 

municipal treasurer an instrument to cover the cost of all infrastructure and right-of-way improvements and 
site erosion and stormwater stabilization, including inspection fees for same. 

5. This approval by the Town Planning Board constitutes an agreement between the Town and the Developer, 
incorporating the Plan and supporting documentation, the Findings of Fact, and any Conditions of 
Approval.  

The Planning Board authorizes the Planning Board Chair, or Vice Chair, to sign the Final Plan and the 
Findings of Fact upon confirmation of compliance with any conditions of approval.  

 
Vote of __ in favor _  against  _  abstaining 

 
APPROVED BY THE KITTERY PLANNING BOARD ON April 11, 2019 

 
 

 
Dutch Dunkelberger, Planning Board Chair 

 
Per Title 16.6.2.A - An aggrieved party with legal standing may appeal a final decision of the Planning Board to the 
York County Superior Court in accordance with Maine Rules of Civil Procedures Section 80B, within forty-five 
(45) days from the date the decision by the Planning Board was rendered. 
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Attachment - B 

Waiver Requests (revision 2, dated: 4/3/2019) 

Andrews Subdivision – Cluster Subdivision 

Map 60, Lot 10 

 

The following waivers are being requested: 

 

Ordinance Section Description  
  
16.8.4.13 
Sidewalks 

No sidewalks are proposed to be installed at Deer Ridge Lane nor at the proposed 
Turkeytail Lane  right-of-way.  These are dead end streets with very low traffic 
volume.  Deer Ridge Lane connects to Remicks Lane which does not have a 
sidewalk, therefore there is a lack of connecting facilities adjacent or in proximity 
to the subdivision, 
 

 
16.10.5.2.B.2 
Plan Size 

Drawing scale: 1" = 200' is used for the overall site on the  Soils Plan, Sheet G-1.0. 
An enlargement at plan scale 1” = 100’ is also shown on G-1.0  to depict the test 
pits and proposed lots. 
 

 
16.9.2.2 (B) Clearing or 
Removal of Vegetation 
in Resource Protection 
Zone 

A grassed underdrained soil filter is proposed adjacent to the topographic low of 
Turkeytail Lane. This centralized stormwater best management practice (BMP)  
treats and detains runoff from the roadway and house lots before the flow enters 
the wetlands.  Construction of the BMP’s southerly embankment encroaches 2,340 
s.f. into the 100 foot resource buffer.  This encroachment averages 20’ in width 
along the BMP, therefore the remaining woodland buffer will average 80’ to the 
wetland.   The cleared area will be revegetated during the construction of the BMP.  
 
 

 

Deer Ridge Lane Sta. 0+00 to Sta. 3+00 
 
16.8.4.6 Centerline The applicant proposes to upgrade Deer Ridge Lane, the existing private roadway, 

by widening the paved travelled way and reposition its centerline to better align 
with the existing right-of-way. However, the applicant and current residents also 
seek to maintain the rural character of Deer Ridge Lane and preserve mature trees 
in the right-of-way to the extent possible.  As depicted on Sheet C-1.0, the 
proposed alignment in this section of the roadway will flatten two existing curves 
to improve the sight distance and facilitate maintenance, but existing vegetation is 
being preserved by not aligning the centerline of the travelled way with the 
centerline of the right-of-way for the first 300’ of Deer Ridge Lane. 
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Deer Ridge Lane Sta. 0+00 to Sta. 5+60 (intersection with Turkeytail Lane) 
16.8.4.4 and Table 1 
Class III Private Streets 
Standards 

Street Width Design:    c. Sidewalk/Pedestrian Way: 
Street Width Design:    d. Paved Shoulder: 
 
The applicant proposes to upgrade Deer Ridge Lane, the existing private roadway, 
from its current 16’ wide paved surface to a 20’ paved travelled way with 2’ gravel 
shoulders on each side.  This roadway cross section deviates from the Minor 
Streets standard of a 5’ wide sidewalk and 20’ paved travelled way with 2’ and 8’ 
paved shoulders.  As has been noted throughout the application process, the 
applicant and current residents prefer to maintain the rural character of the 
subdivision and have experienced that the existing narrow road reduces the speed 
of traffic and is aesthetically desirable.  Installing a roadway with 30’ of pavement 
would inappropriately change the character of the subdivision and result in 
unnecessary impervious surfaces..  The roadway’s ADT is 169 and the proposed 
design with a 20’ paved travel way conforms to recommendations in the AASHTO 
publication titled “Guidelines for Geometric Design of Very Low-Volume Local 
Roads (ADT ≤ 400)”.  For reference, Deer Ridge Lane connects to Remicks Lane 
which as a paved travel way that is 18.5’ wide and has gravel shoulders.  
Therefore, a waiver from the paved shoulder requirement is requested. A separate 
waiver is requested above from 16.8.4.13 to omit sidewalks on Deer Ridge Lane 
and Turkeytail Lane. 
 
 

 
Deer Ridge Lane Sta. 5+60 to Sta. 10+33 and Turkeytail Lane 
16.8.4.4 and Table 1 
Class II Private Streets 
Standards 

Street Width Design:    c. Travel Way: 
Street Width Design:    e. Sidewalk/Pedestrian Way: 
 
West of the intersection with Turkeytail Lane, Deer Ridge Lane will have an ADT 
of 60 and is classified in the LUDC as a Class II Private Street.  Turkeytail Lane 
will have an ADT of 70 and has the same Class II classification.  The applicant 
proposes to upgrade the westerly section of Deer Ridge Lane (which currently has 
only a 12’ paved travelled way) to a roadway section comprised of an 18’ wide 
paved traveled way and 2’ wide gravel shoulders on each side. Turkeytail Lane is a 
similar road and as such an 18’ wide paved travelled way with 2’ wide gravel 
shoulder is also proposed.  This is in lieu of the Class II standard of a 20’ paved 
travelled way with 5’ sidewalk (there is no specific gravel shoulder width specified 
in Table 1).  These roadways will have very low ADT and this design conforms 
with the recommendations of the AASHTO publication titled “Guidelines for 
Geometric Design of Very Low-Volume Local Roads (ADT ≤ 400)”.    
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16.8.4.4 and Table 1 
Class II Private Streets 
Standards (cont.) 

Street Gradients:        a. Longitudinal (Max): 
 
The applicant proposes to reconstruct the steepest section of Deer Ridge Road to 
match the existing grade and preserve minimum cover over the existing watermain.  
The proposed 10.6 % grade is in lieu of the maximum grade of 9% for a Class II 
Private Street.    We note that the provisions of LUDC Sec. 16.8.4.8 encourage 
grades of streets to conform to the terrain so that cut and fill are minimized.  
  

 Cul-de-sac:        a. Street Length to Radius 
 
A turn tee is proposed in lieu of a cul-de-sac at Turkeytail Lane, see waiver request 
below.  The right-of-way length of Turkeytail Lane from the south side of the Deer 
Ridge Lane right-of-way to the turn tee intersection is 543’. The end of the 
proposed right-of-way at Lot 8 is 609’ from the Deer Ridge right-of-way. The 
LUDC defines street length as being to the center radius of a cul-de-sac (600’ for a 
Class II street), but does not define the street length of a road with a turn tee.  
Considering that the right-of-way of a Class II street with a cul-de-sac could 
extend 660’ to the outside radius, Turkeytail Lane is effectively no longer than the 
Class II standard. 
 

 Cul-de-sac:      b. Boundary Radius 
                         c. Paved Radius 
Turn tees are proposed at the end of both Deer Ridge Lane (where no turning area 
currently exists) and at Turkeytail Lane (a new road).  A turn tee is recognized as 
an acceptable alternative to a cul-de-sac by American Association of State 
Highway and Transportation Officials (AASHTO) and Federal Highway 
Administration (FHWA).  Turn tees have been successful used at dead end streets 
in Kittery including Jefferson Lane, Hacket Way, King’s Court, Seward Farm Lane 
and others.  It is our understanding that the Kittery Fire Department often prefers 
turn tees and they have no issues with the proposed design for the Andrews 
Subdivision.  
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April 3, 2019 
 
Jamie Steffen, Town Planner 
Town of Kittery 
200 Rogers Road 
Kittery, Maine 03904 
 
RE: Town of Kittery, Planning Board Services 
 Andrews Subdivision (Residential Cluster Subdivision) 

Deer Ridge Lane (Tax Map 60, Lot 10) 
Final Plan Approval Application 
CMA #591.122 

 
Dear Jamie: 
 
CMA Engineers has received the following information for Assignment #122, review of the Andrews 
Subdivision (Residential Cluster Subdivision) on Deer Ridge Lane (Tax Map 60, Lot 10). 
 

1) Andrews Subdivision, Map 60 Lot 10, Deer Ridge Lane, Kittery, Maine by Altus Engineering, Inc. 
of Portsmouth, NH, Issued March 27, 2019 for Final Approval Submission. 
 

2) Supporting documentation prepared by Altus Engineering, Inc. dated March 28, 2019. 
 

We have reviewed the information submitted for conformance with the Kittery Land Use and Development 
Code (LUDC) and general engineering practices, and we offer the comments below that correspond directly 
to the Town’s Ordinances.  
 
The proposed project includes an 11-lot single family residential cluster subdivision on the south side of 
Deer Ridge Lane and west of Remicks Lane. The project includes construction of a 640-foot private roadway 
and improvements to Deer Ridge Lane.  The project creates an 84.25-acre lot that is reserved open space.  
 
The project is in the Rural Residential Zone and has portions in the Resource Protection Overlay Zone and 
the Shoreland Overlay Water body/Wetland Protection Area-250’ Zone. 
 
The subdivision is proposed to be served by an extension of an existing water main on Deer Ridge Lane. 
Individual septic systems are proposed for each lot.  
 
There are multiple dimensional standards modifications proposed in accordance with Article XIII, Section 
16.8.11.3 including minimum lot area, minimum street frontage, front yard setback and side and rear yard 
setback. These dimensional changes were discussed in our previous letter, they have not changed and have 
been accepted by the Planning Board. 
 
The Applicant is requesting several waivers from the Town standards, several of which are related to 
roadway construction including: elimination of sidewalks, constructing a turnaround tee rather than a cul-

CMA ENGINEERS, INC. 
                            CIVIL|ENVIRONMENTAL|STRUCTURAL  

 

35 Bow Street  
Portsmouth, New Hampshire     

 03801-3819 
 

P: 603|431|6196 
www.cmaengineers.com 

 
 

 

http://cmaengineers.com/


Jamie Steffen 
April 3, 2019 
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de-sac, narrowed street width and shoulders, substitution of gravel shoulders instead of paved and a 
proposed roadway grade in excess of 10% (10.6%). Other waivers include temporary removal of vegetation 
in the Resource Protection Overlay Zone within 100’ of the wetland. 
 
16.3 Zoning Regulations 

16.3.2.17  Shoreland Overlay Zone (OZ-SL) 
A large portion of the lot falls within the Shoreland-Wetland Protection Overlay Zone located primarily 
south of Deer Ridge Lane. Lots 2, 3, 4, 5, 6, 7, 8, 9 and 11 are either partially or entirely located in the 
overlay. The proposed use (dwellings) is a special exception use in the overlay zone. The Planning Board 
should to consider this special exception.  
 
A portion of the proposed roadway is located within the Resource Protection Overlay Zone. In supporting 
that there are “no reasonable alternative route or location available” as required by the Zoning Ordinance, 
the Applicant describes that the configuration of the new roadway is governed by proximity to an existing 
lot and cannot be located elsewhere. The Applicant also states that only 20% of the roadway’s pavement 
falls within the overlay zone. We reiterate our previous comment that the approval of the site plan is 
required by the Planning Board. 
 
16.8 Design and Performance Standards-Built Environment 

Article IV. Streets and Pedestrian Ways 

The Applicant provided trip count information and is constructing the roadway to Class III Private Street 
standards. There are several roadway standards proposed, and the applicant has provided waiver requests. 

One of the waivers is of paved shoulders. In our previous letter, we recommended that sincethe proposed 
roadway is narrow, 1’ of the shoulder should be considered for paving for pavement edge stability. We 
reiterate this comment.  

The Planning Board, Commissioner of Public Works, and Fire department should review the 
appropriateness of these waiver requests, including the adequacy of emergency vehicles access and 
turnarounds. 

Article VI Water Supply 

The project is to be served by an extension of the Kittery Water District’s system on Deer Ridge Lane. 
Confirmation from the KWD of ability to serve has been provided. The Kittery Fire Department has not 
commented on the hydrant placement, but the Applicant has added a note to the plan indicating that 
KFD should approve the location prior to installation. 
 
Article VII Sewage Disposal  
The project includes individual septic systems for each lot. Test pits have been excavated for each lot and 
the results have been provided for review. Lots #3 and #4 require reserve leach fields, and these locations 
have been shown on the plans. 
 
Article VIII. Surface Drainage 

Stormwater is managed through a combination of methods including the use of a grassed underdrained 
soil filter, wooded buffers and grassed swale. The grassed underdrained soil filter outlets to a level 
spreader. 
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Post construction stormwater flows are the same or lower than pre-construction levels except for a 
negligible increase of 0.1 cfs at one of the points of analysis.  

The proposed stormwater management system appears thorough and well designed, and in conformance 
with both Town and State standards. 

 

Should you have any questions, please do not hesitate to call. 
 
Very truly yours, 

CMA ENGINEERS, INC. 
 
 
Jodie Bray Strickland, P.E.      
Project Engineer 
 
 
cc: Jeff Clifford, P.E., Altus Engineering, Inc. 

 







 
 
4795.01 Devel Narrative.fnl.doc Page 1 of 4 3/28/19 

PROJECT NARRATIVE – FINAL PLAN 
 

ANDREWS SUBDIVISION 
 

Map 60 – Lot 10 
 

 Deer Ridge Lane 

 Kittery, Maine 

March 27, 2019 
 
 
The owner/applicant, Arthur W. Andrews Revocable Trust, is proposing a clustered 
subdivision on a 93.32 acre parcel on the southeast side of Deer Ridge Lane in the 
northerly portion of Kittery, Maine.  The easterly boundary of the subject property (Map 
60, Lot 10) was modified in March 2019 via a lot line adjustment transferring 13.47 acres 
of the former 106.79 acre parent parcel to the abutting parcel identified as map 60, lot 10-
3 (owned by Arthur W. Andrews, Jr. and Anne Andrews).  The remaining 93.32 acre 
parent parcel consists of vacant woodlands and is abutted to the north, northeast and 
south by single family homes.  The Johnson Farm property abuts the westerly property 
line.  An undeveloped parcel abutting to the north is owned by the Kittery Land Trust.     
 
Located off Remicks Lane, a public road, Deer Ridge Lane is a private roadway created 
by the Andrews family over several years.  The first lot was subdivided from the 
Andrews family holdings in 1982 with additional lots being created in 1987, 2000, 2004 
and 2017, thereby defining the current parcel and the 60-foot wide right-of-way. 
 
The proposed clustered subdivision creates eleven (11) single family residential lots.  The 
project has been designed to fit harmoniously into the landscape and maintain the rural 
woodland character of the surrounding area using concepts and guidelines developed for 
conservation subdivision design.  Through the flexibility provided in the Town 
ordinance’s cluster provisions, the project team found that carefully locating the house 
lots, and minimizing pavement and clearing respected the land’s natural features, and 
provides a community atmosphere.   
 
The proposed project will create an 84.25 acre lot designated as reserved open space, 
protecting over 90% of the parent parcel.  The open space is configured to maximize 
sensitivity to the natural resources within the site by providing significant forested buffers 
to wetlands.   The Kittery Land Trust will take ownership of the open space lot and 
manage it in accordance with an approved management plan and in conjunction with 
their abutting protected land and easements. 
 
The project does not maximize the allowed density.  Based on Kittery Land Use and 
Development Code (LUDC), the Net Residential Acreage calculation allows for 34 
residential lots on the property, whereas only eleven (11) residential lots are proposed. 
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A detailed topography survey and a Class A soils survey was performed within the area 
of the proposed subdivision.   Utilizing the Town of Kittery topographic data based on 
lidar survey, a Class C soils survey was performed for the remainder of the site that will 
remain undisturbed and protected as reserved open space. 
 
Under the clustered subdivision provisions, the Kittery Land Use and Development Code 
Zoning Ordinance provides for modifications of certain dimensional standards.  This 
project includes proposed modifications regarding lot size and yard setbacks.  The 
modifications allow for the efficient and desirable cluster lot configurations as presented 
on Sheet C-1.0, thereby maximizing the function and effectiveness of the large reserved 
open space.    
 
Deer Ridge Lane is a private roadway that is maintained under the provisions of the 
Complete Restatement of the Declaration of Rights, Restrictions and Covenants, Deer 
Ridge Lane Association. This document will replace the existing one recorded at 
Y.C.R.D. book 17344 pages 667-676.   
 
The first 550 feet of Deer Ridge Lane, which is currently no wider than 16 feet of 
pavement, will be upgraded to a 20-foot wide paved roadway.  The remainder of Deer 
Ridge Lane and the new roadway will be paved at a width of 18 feet to maintain the rural 
character of the area, to minimize impervious surfaces, and for traffic calming.  For 
reference, Remicks Lane has a paved surface that is approximately 18.5 feet wide. 
 
The existing entrance into Deer Ridge Lane was reviewed with Planning Board members 
during the September 11, 2018 site walk. To preserve large trees, the existing paved 
traveled way was not built within the center of the right-of-way.  The applicant notes that 
the rural character of the existing layout reduces roadway speed and is aesthetically 
desirable.  While seeking to minimizing trees removal at the entrance, proposed roadway 
improvements will soften the initial tight curves of Deer Ridge Lane and widen the 
travelled way to 20 feet. The roadway will be extended approximately 100± feet to an 
overall length of 1,033 feet and provide an emergency vehicle turnaround area.  A 
proposed 640 foot roadway, named Turkeytail Line, will be constructed off Deer Ridge 
Lane to service seven (7) of the proposed lots.  Each lot will be sold off for development 
by individuals, and will be part of the Deer Ridge Lane Association.   
 
The proposed lots are being serviced by an existing 8-inch municipal watermain along 
Deer Ridge Lane and a proposed 6-inch water main along the new roadway.  There are 
two (2) existing fire hydrants on Remicks Lane within 470 feet of Deer Ridge Lane 
entrance. A new hydrant will be proposed at the intersection of Deer Ridge Lane and the 
new roadway.  Electric and communications utilities will be installed underground. 
 
The eleven (11) proposed lots are located within a mapped significant sand and gravel 
aquifer.  Therefore, the lots require advanced pre-treatment (aeration) at each subsurface 
wastewater disposal system.  Eight (8) of the lots are partially located in the Shoreland 
Water Body/Wetlands Protection Area (OZ-SL-250’) overlay zone, therefore a Special 
Exception is being requested.  No wetlands will be impacted by the development. 
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Federal, state and local documents and maps associated with the site were reviewed.  
Flood Insurance Rate Maps and Town maps indicate that the only designated floodplain 
area on the property is located several hundred feet from the area of development.  The 
Beginning with Habitat – High Value Plant and Animal Habitat depicts a potential 
corridor of New England Cottontail habitat on the southeasterly portion of the property 
located over 1,500 feet from the proposed residential lots.  Joseph Noel surveyed the 
property for vernal pools. With assistance from MDIFW staff, it was determined that 
only one (1) of the five (5) vernal pools on the subject property qualified as a Significant 
Vernal Pool (SVP) under Maine Department of Environmental Projection (MDEP) 
regulations.  The other vernal pools, including those considered natural, did not contain a 
sufficient number of egg masses to be regulated as vernal pools by MDEP.   A letter 
dated April 13, 2018 from MDEP confirmed the findings. There will be no development 
will be within 250 feet of any vernal pools.   As part of the field work for the Andrews 
Trust property, other non-significant vernal pools were identified on the 13.47 acre land 
that was transferred to the abutting property (map 60, lot 10-3). 
 
On-site and off-site wetland areas are protected by preserving existing buffers to the 
extent possible. The design addresses runoff from the developed areas by incorporating 
several Best Management Practices (BMPs) to treat stormwater discharges and prevent 
erosion during and after construction. The roadway design intent was to promote sheet 
flow runoff to wooded buffer wherever possible.   
 
To balance pre- and post-development stormwater runoff rates, the runoff from the house 
lots and roadways is managed and peak flows attenuated via detention at a grassed 
underdrain soil filter (a structural control best management practice). The woodland 
down gradient of the development provides additional treatment before runoff enters the 
wetlands areas. Over 90% of the property will be remain undeveloped.  It will be owned 
and managed by the Kittery Land Trust, creating permanent woodland buffers that 
provide treatment of stormwater from the roadways and residential lots. 
 
The design also promotes treatment of stormwater prior to release into wetland areas by 
reducing flow velocities which allows sediment to settle while also increasing the time 
runoff is in contact with the site’s natural treatment capabilities. Points where 
concentrated flow could cause erosion (e.g. at culverts) are provided with riprap 
protection at both the drain inlets and outlets. Level spreaders enable any run-off directed 
towards them to be spread evenly into sheet flow prior to discharge, allowing for better 
treatment efficiency and less potential for erosive velocities. 
 
The construction and upgrade of the roadway along with the construction of the grass 
underdrained soil filter will impact a total of 2.19 acres, of which 0.90 acres was 
previously disturbed.  The total impervious area of the roadway will be 36,101 square 
feet, of which 17,991 square feet of existing roadway that being widened.   Pavement 
widths have been minimized where practical to reduce the overall increase in impervious 
area.    
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Permanent and temporary measures for erosion and sediment control are shown on the 
plans.  Temporary erosion control measures include the construction of silt fences, inlet 
sediment filters, stone check dams, temporary sediment traps and a stabilized 
construction entrance to minimize the transport of sediments and to prevent erosion 
during construction.  Permanent erosion control measures will include riprap outlet 
protection, loam and seed, grassed swale, stone berm level lip spreader, stormwater 
detention, reinforced grass swale, and vegetated filter strips. 
 
The project team believes that this development concept has been developed with 
significant sensitivity to the environment.  The cluster subdivision provisions in the Land 
Use and Development Code, and the applicant’s willingness to create only 1/3 of the lots 
allowed by the density calculation, resulted in 90% of the land being permanently 
preserved in an 84.25 acre open space lot which will be owned and managed by the 
Kittery Land Trust.  
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LIST OF REVISIONS SUBSEQUENT TO PRELIMINARY APPROVAL 
for 

ANDREWS SUBDIVISION 
DEER RIDGE LANE, KITTERY, MAINE 

 
 
Sheet S-1.0 & S-1.1 – Standard Boundary & Existing Conditions Plan 

• Update parcel boundary and area to reflect lot line adjustment 
 
Sheet S-1.2 & S-1.3 – Subdivision Plan-Sheet 1& 2 of 3 

• Update parcel boundary and area to reflect lot line adjustment 
• Updated Zoning Summary  parcel and R.O.W. areas 
• Added Notes, Plan Reference & Approvals 
• Added Monumentation Note and Monument Legend 
• Labeled “Reserved Open Space” 
• Updated plan references 

 
Sheet S-1.4 – Subdivision Plan-Sheet 3 of 3 

• Expanded Turkeytail Lane R.O.W. limits to include Grassed Underdrain Soil Filter (G.U.S.F.) 
 

Sheet G-1.1 – General Notes 
• Delete Site Note #8 
• Revised Construction Note #14 

 
Sheet C-1.0 – Lot Plan-A 

• Enlarged G.U.S.F. to meet MDEP stormwater standards 
• Provided 20’ edge of pavement radii at intersecting roadway and at turnarounds 
• Expanded R.O.W. limits to include G.U.S.F. 
• Added note “Deer Ridge Lane and Turkeytail Lane shall remain private roads to be maintained by the 

Deer Ridge Lane Association. 
 
Sheet C-2.1 – Deer Ridge Lane Plan & Profile 

• Extend existing watermain, 310 linear feet with 2” HDPE pipe 
• Relocate existing blowoff valve 
• Added (2) 9’ by 20’ reinforced turf parking spaces for KLT  

 
Sheet C-2.2 – Turkeytail Lane Plan & Profile 

• Provide Permanent Erosion Control Matting for ditch greater than 3:1 
• Enlarged G.U.S.F. to meet MDEP stormwater standards 

 
Sheet C-3.0 – Stormwater Management Plan 

• Added G.U.S.F. construction observation requirement notes 
• Labeled BMPs that require long term maintenance 
• Added a typical driveway layout on Lot #5 
• Added Note: “Install and maintain silt barriers at toe of material stockpiles.  Stabilized 

stockpile surface per MDEP requirements” 
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• Added double sedimentation barrier south of G.U.S.F. and south side of Deer Ridge Lane 
turning tee 

 
Sheet C-4.2 – Erosion Control Details   

• Relocated G.U.S.F. from Sheet C-5.0 
• Moved Drop Inlet Detail to Sheet C-5.0 

 
Sheet C-5.0 – Detail Sheet 

• Relocated Drop Inlet Detail from Sheet C-4.1 
• Moved G.U.S.F. to Sheet C-4.1 
• Added Reinforced Grassed Strip Detail 

 
Sheet C-7.0 – Water Details   

• Updated water details to meet K.W.D. standards 



 

Town of Kittery, Maine 
Planning Office 
P.O. Box 808, Kittery, Maine  03904 

Phone 439-0452 
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ANDREWS SUBDIVISION 
 
 

LIST OF DIMENSIONAL STANDARDS MODIFICATIONS 
 
 
Proposed Dimensional Modifications per Article XIII, Clustered Residential Development, Section 16.8.11.3  
 
________ ____________________________________________________________________________________ 
16.3.2.1.D2 Minimum lot area: 23,512 s.f.  vs 40,000 s.f.  
 ____________________________________________________________________________________ 
16.3.2.1.D2 Street frontage: 40’ vs. 150’ minimum  
________ ____________________________________________________________________________________ 
16.3.2.1.D2 Front yard setback: 20’ vs. 40’ minimum  
________ ____________________________________________________________________________________ 
16.3.2.1.D2 Side and read yard setback: 10’ vs. 20’  
________ ____________________________________________________________________________________ 
 
________ ____________________________________________________________________________________ 
  
________ ____________________________________________________________________________________ 
   
 
 
ANDREWS SUBDIVISION          Agent: Altus Engineering, Inc.    
______________________________        ______________________________________        ___________________ 
Name of Development                                    Owner or Agent                                                         Jeffrey K. Clifford, P.E. 
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Attachment - A 
 

Response to Technical Comments 
Andrews Subdivision 

Map 60, Lot 10 
Kittery, Maine 

 
 
The following responses are provided to peer review comments received from CMA Engineers in their 
letter dated December 6, 2018.  These responses supplement the responses provided at the Planning 
Board’s December 13, 2018 Public Hearing. 
 
16.3 Zoning Regulations 
16.3.2.1  Residential-Rural (R-RL) 
B. The proposed use (dwellings) is a permitted use. 
 

D.2. Dimensional Standards: 
The applicant is requesting modifications to the following dimensional standards under Article 
XIII, Clustered Residential Development: 
a) Public sewer is not available. The minimum land area per dwelling unit is 40,000 sf for un-
sewered lots, except in a cluster subdivision where the minimum is 20,000 sf. Lots are a minimum 
of 22,771 sf. 
c) Minimum street frontage-150 feet required, 40 feet proposed, 
f) Minimum rear and side yards-20 feet required, 10 feet proposed. 
 

Response: The proposed dimensional modifications allow for efficient use of the land most 
suitable for development on the property.  Creating clustered lots under 40,000 sf reduces 
the development footprint and maximizes the land area being designated as reserved open 
space. 

 
16.3.2.17  Shoreland Overlay Zone (OZ-SL) 
A large portion of the lot falls within the shoreland-wetland protection overlay zone located 
primarily south of Deer Ridge Lane. Lots 2, 3, 4, 5, 6, 7, 8, 9 and 11 are either partially or entirely 
located in the overlay. The proposed use (dwellings) is a special exception use in the overlay zone. 
The Planning Board needs to consider a special exception.   
 
A portion of the proposed roadway is located within the Resource Protection Overlay Zone. It is 
not clear that there is “no reasonable alternative route or location available” as required by the 
Zoning Ordinance.  The applicant should specifically address this issue. Approval of the site plan 
is required by the Planning Board. 
 

Response: The right-of-way of Deer Ridge Lane was established prior to this subdivision.  
The configuration of Turkeytail Lane is governed by its proximity to the southwest corner of 
the existing residential lot identified as Map 65, Lot 10C. The proposed roadway alignment 
results in only 20% of Turkeytail Lane’s pavement being located within the Shoreland Zone. 
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16.8 Design and Performance Standards-Built Environment 
Article IV. Streets and Pedestrian Ways  
While average daily trip counts are not given, it appears that the road should be constructed to 
Class III Private Street standards. 
 
The Applicant is requesting several waivers that are not part of those allowed by the cluster 
subdivision standards: 
 
Street Width Design: 
b.) Travel Pavement-20’ required, 18’ proposed in some areas. 
c.) Sidewalk/Pedestrian way-5’ required, none proposed. 
e.) Gravel Shoulder-2’ required opposite the sidewalk, 2’ both sides proposed.   
 
Since the proposed roadway is narrow, 1’ of the shoulder should be considered for paving for 
pavement edge stability. 
 
The Planning Board, Commissioner of Public Works, and Fire department should review the 
appropriateness of these waiver requests. 
 

Response: The table below is part of the Traffic Generator Summary that was submitted as 
part of the Preliminary application.  

 

Section 210 - single family detached housing – residential traffic 
Peak day                     9.91 trips per day (Saturday)  
Peak hour                   1.02 trips per day 
 

 

Road Name Single-Family 
 

Houses 

Peak day 
 

ADT 

Peak hour 
 

ADT 

Deer Ridge Lane * 
 

Sta. 5+50 to Sta. 10+33 

 
6 

 
60 

 
6 

Turkeytail Lane  
7 

 
70 

 
7 

Deer Ridge Lane * 
 

Sta. 0+00 to Sta. 5+50 

 
17 

 
169 

 
17 

 
•   Includes existing house lots 
 
It is our understanding that there are no issues from the town departments with the proposed 
design of these private roadways.  A waiver request has been submitted. 
 

 
There are other proposed roadway dimensional modifications that are allowable under Article 
XIII, Clustered Development, Section 16.8.11.3: 
 
Street Width Design: 
d.) Paved Shoulder-2’ walk side and 8” opposite side required, none proposed. 
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Street Gradients: 
b.) Side Slope (horiz. to vert.)-3 to 1 required, 2 to 1 required. 
 
Under the ordinance, a standard cul-de-sac with radius is required for the subdivision. The 
applicant is proposing a turnaround tee. A cul-de-sac should be included in the roadway design 
or a waiver requested.   
 
The applicant is proposing to make improvements to existing Deer Ridge Lane including 
relocating the roadway within the center of the right-of-way and constructing a turnaround tee 
at the western end of the roadway. 
 
16.8.4.13 Sidewalks are required along a “Minor Street”. A waiver has been requested. 
 

Response: It is our understanding that the fire department has no issues with a turnaround 
tee as shown on the plan.  Also, it is an acceptable recognized by the American Association 
of State Highway and Transportation Officials (AASHTO) and the Federal Highway 
Administration (FHWA) as an alternative to a cul-de-sac.  A waiver has been request for use 
of the turning tee.  A waiver is requested regarding the paved shoulder requirements. For 
consistency within the project and to facilitate maintenance, 3 to 1 side slopes are proposed 
for both roadways. 

 
 
Article VI Water Supply  
The project is to be served by an extension of the Kittery Water District’s system on Deer Ridge 
Lane.  Confirmation from the KWD of ability to serve, and hydrant placement should be 
demonstrated. The Kittery Fire Department should comment on fire hydrant locations and 
spacing. 
 

Response:  The Kittery Water District has provided a letter dated October 23, 2018 
indicating their ability to service the new lots and a second letter dated February 14, 2019 
indicating that the design meets their specifications, see Attachment G. There has been no 
comment from the Kittery Fire Department (KFD) regarding the hydrant location.  A note 
has been added to the plan indicating that the hydrant location shall be approved by KFD 
prior to installation. 

 
Article VII Sewage Disposal  
The project includes individual septic systems for each lot. Test pits have been excavated for 
each lot. Test pit results were not provided for review. 
 

16.8.7.2.D. Do any of the lots have conditions that would require reserve leach fields?  If so, 
which ones, pit results were not provided for review. 
 

Response:  Attached is the test pit logs performed by Joseph W. Noel, CSS.  Only lots #3 
and #4 require a reserve field as depicted on Sheet C-1.0, Lot Plan. 
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Article VIII. Surface Drainage 
Stormwater is managed through a combination of methods including the use of a grassed 
underdrained soil filter, wooded buffers and grassed swale. The grassed underdrained soil filter 
outlets to a level spreader. 
 
Post construction stormwater flows are the same or lower than pre-construction levels with the 
exception of a negligible increase of 0.1 cfs at one of the points of analysis. 
 
16.8.8.2 The post-construction stormwater management plan has been provided. The Applicant 
should ensure that all requirements of the Ordinance are addressed. 
 

Response: These stormwater practices proposed are preferred methods of the M.D.E.P. and 
meet the requirements of the Town Ordinance. The noted negligible increase is associated 
with first 400 feet of Deer Ridge Lane roadway improvements. Updated stormwater 
modelling calculations are presented in Attachment H. 

 
 
General Engineering Comments: 

We note that a large portion of the site has steep slopes. Preliminary locations of houses and 
driveways should be shown for constructability review. 
 

Response: Each lot owner has many options to design/configure the layout at their site.  
Preservation of trees, orientation and size of the house and garage, and final wastewater 
system design will all play a role in the final configuration of the developed lot. Sheet C-3.0, 
Stormwater Management Plan shows a typical driveway at Lot #5, which in this case is 
show graded with a slope of 12.5%, however, it is likely the finish grade will be higher and 
the slope shallower once final grading for the house is completed     
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Attachment - B 

Waiver Requests 

Andrews Subdivision – Cluster Subdivision 

Map 60, Lot 10 

The following waivers are being requested: 

Ordinance Section Description  
  
16.8.4.13 
Sidewalks 

No sidewalk is proposed.   

 
16.10.5.2.B.2 
Plan Size 

Drawing scale: 1"=200' for Soils Plan; An enlargement is included, showing the 
area of interests and coinciding with the Lot Plans. 

 
16.8.4.7 Dead End 
Street 

Turnaround Tee is an acceptable recognized by AASHTO and FHWA as 
alternative to the cul-de-sac and the fire department has no issues with the 
proposed designed. 

 
16.9.2.2 (B) Clearing or 
Removal of Vegetation 
in Resource Protection 
Zone 

To utilize the existing low area to provide a centralized stormwater treatment BMP 
to treat the development runoff before entering into the wetlands in lieu of the 100 
ft wetlands setback.  The proposed BMP embankment will encroach by 2,340 s.f.  
The impact area will be revegetated following construction of the BMP. 

 
Deer Ridge Lane Sta. 0+00 to Sta. 5+50 
16.8.4.4 and Table 1 
Class III Private Streets 
Standards 

Street Width Design:    c. Sidewalk/Pedestrian Way: 
Street Width Design:    d. Paved Shoulder: 
The applicant proposes to upgrade the existing private roadway 20’ with 2’ gravel 
shoulders on each side in lieu of the Minor Streets standard of 2’ and 8’ paved 
shoulders.  The roadway will have 169 ADT and this design meets the American 
Association of State Highway and Transportation Officials (AASHTO) publication 
titled “Guidelines for Geometric Design of Very Low-Volume Local Roads (ADT ≤ 
400)”.  Also, the residences preference is to maintain the rural character where the 
narrow layout reduces roadway speed and is aesthetically desirable.  

 
Deer Ridge Lane Sta. 5+50 to Sta. 10+33 and Turkeytail Lane 
16.8.4.4 and Table 1 
Class II Private Streets 
Standards 

Street Width Design:    c. Travel Way: 
Street Width Design:    e. Sidewalk/Pedestrian Way: 
The applicant proposes to construct an 18’ roadway with 2’ gravel shoulders on 
each side in lieu of the Class II standard of 20’ travelled way with 5’ 
sidewalk/pedestrian way.  These roadways will have 60 and 70 ADT and this 
design meets the American Association of State Highway and Transportation 
Officials (AASHTO) publication titled “Guidelines for Geometric Design of Very 
Low-Volume Local Roads (ADT ≤ 400)”.  
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16.8.4.4 and Table 1 
Class II Private Streets 
Standards (cont.) 

Street Gradients:        a. Longitudinal (Max): 
To maintain the existing roadway grade while preserving minimum cover over the 
existing watermain, the applicant proposes to construct a 10.6% grade in lieu of the 
standards max grade of 9%. 

 Cul-de-sac:        a. Street Length to Radius and b. Boundary Radius 
A turn tee is proposed in lieu of a cul-de-sac.  See waiver request 16.8.4.7 above.  
The street length of Turkeytail Lane from the south side of the Deer Ridge Lane 
right-of-way to the turn tee center is 543 feet and 609 feet to the end of the 
proposed right-of-way at Lot 8 
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Attachment - C 

 
Municipal Impact Statement 

 
Andrews Cluster Subdivision 

Map 60, Lot 10 
Kittery, Maine 

 
 
The Maine Department of Education lists the average cost per pupil in Kittery as $13,831.  
Maine Demographics and Statistics data indicates that 27% of homes have children, therefore the 
proposed 11 houses at the Andrews Cluster Subdivision can be expected to have, on average, 3 
homes with school age children.  Assuming 2 children in school from these homes, an average of 
6 children is calculated equating to annual cost of $82,986 to the town.  This analyses 
conservatively assumes that all of the children are attending public school, but it can be expected 
that some children may be home schooled or attend private school. Buses will pick up students at 
the intersection of Remicks Lane and Deer Ridge Lane.   Remicks Lane is currently on the list of 
bus routes so no additional busing cost is expected.  The current tax rate in Kittery is $16.80. 
With an anticipated average value of $500,000, the 11 homes are expected to generate 
approximately $92,400 in tax revenue which exceeds the expected school costs by 11%. 
 
There is no roadway cost to the Town since the roadways will be privately owned and maintained 
by the homeowners association.  The roadway will provide appropriate and safe access to the 
properties for emergency vehicles. The 11 new homes are not expected to require significant 
costs for fire and police protection.  Solid waste will either be transported by residents to the 
Kittery Resource and Recovery Facility (KRRF) or residents will hire a private hauler.  At an 
average of 4.3 pounds of trash per person per day, and 2.3 people per household, the 11 homes 
are expected to generate about 20 tons of trash per year.  The property tax generated by the 
homes will offset the Town’s costs for processing solid waste taken to KRRF. 
 
The Town’s recreational facilities will not be overburdened by the addition of 11 homes.  Use of 
the Kittery Community Center by the residents will generate additional revenue for the Town.  
The proposed stormwater management and wastewater facilities will be maintained by the 
homeowners association. The development will generate revenue for the Sewer Department 
when septage disposal fees are incurred at the wastewater treatment plant.  
 
This analysis of the costs and revenues associated with the 11 proposed homes demonstrates that 
there is expected to be a positive cash flow to the Town. 
 
 
Prepared by:   Jeffrey K. Clifford, P.E. Vice President 

Altus Engineering, Inc. 
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Andrews Land       DRAFT 3/20/19 
KLT Management Plan Outline: 
 

• INTRODUCTION 
o Location 
o Property Description 
o Property History 
o Landscape Association 
o Adjacent Land Use 

• PHYSICAL FEATURES 
o Soils 
o Geology 
o Hydrology 
o Vegetation 

• BIOLOGICAL RESOURCES 
o York River Wild & Scenic Fish Study 2018 
o USFWS Great Thicket National Wildlife Refuge 
o Maine Natural Areas Program- Habitat Assessment 

• SPECIAL FEATURES 
o Significant Vernal Pools 
o Early Successional-Scrub/Shrub Habitat 

• MANAGEMENT GOALS & OBJECTIVES 
o Management Goals 
o Management Objectives 

• MANAGEMENT CHALLENGES 
o Access 
o Invasive Species 

• MANAGEMENT ACTIONS 
o Property Maintenance 
o Public Use 
o Resource Monitoring 

• MANAGEMENT FUNDING/STEWARDSHIP BUDGET 
• MODIFICATIONS TO THE RESOURCE MANAGEMENT PLAN 
• REFERENCES 
• APPENDICES 
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• INTRODUCTION 
o Location 

 The Andrews Open Space Land lies to the Southwest of Cutts Ridge, a 
glacial drumlin that overlies Kittery’s only named and protected 
groundwater resource. The approximately 82-acre parcel being conveyed 
to the Kittery Land Trusts (KLT) is located off a private road off Remick 
Lane. It is adjacent to the KLT-owned Clayton Lane parcel and KLT-eased 
Rustlewood Farm CE#1 parcel. Both of which are located on the northern 
boundary of the Andrews Open Space Land. 

o Property Description – The property is characterized by a recently cut (75-85%) 
forest with numerous, relatively large wetlands interspersed across the property. 
There are historic tote roads across the property and newer trails created during 
the logging process. (Add number and description of vernal pools). The 
underlying geophysical characteristic is defined as low lying and fine grained soil 
structure. This is a geophysical type that was determined to be under-
represented in the regional conservation holdings of the Mt Agamenticus to the 
Sea Conservation Initiative(MtA2C) partners. Collectively the 10 partner 
organizations of MtA2C are working to provide a biological buffer for our region 
to climate change in addition to pursuing other conservation values such as 
education, recreation & scientific study. 

o Property History – (needs title research and some more anecdotal interviews).  
Hunting & forestry. Historic drinking water springs, edible plants (blueberries and 
wild cranberries)  

o Landscape Association- The property lies within a KLT Conservation Focus area, 
Maine Coast Heritage Trust (MCHT) and USFWS- Great Thicket National Wildlife 
Refuge Area. It is part of matrix of relatively unfragmented land that is 
characterized by agriculturally valuable soils and sensitive water resources. The 
land lies wholly within the York River Watershed with the tributary called Cutts 
Ridge Brook beginning on the Andrews land and running across Rustlewood 
Farm. 

o Adjacent Land Use. The lands immediately adjacent to the property are either 
conserved or reserved open spaces associated with residential subdivisions or 
single family home, residential uses. 

• PHYSICAL FEATURES (need a good shape file of the donated land to overlay onto 
Soilweb & other GIS data layers to properly complete these sections. ) 

o Soils  
o Geology 
o Hydrology 
o Vegetation 

• BIOLOGICAL RESOURCES 
o York River Wild & Scenic Fish Study 2018 

  



 
o USFWS Great Thicket National Wildlife Refuge 

 
 

o Open Space Institute/The Nature Conservancy Climate Resiliency 2015 Climate 
Resiliency Model for the Mt Agamenticus to the Sea Conservation Initiative 



 
 
 



o Maine Natural Areas Program- Habitat Assessment – ( pending 2019 site 
assessment season). 

 
• SPECIAL FEATURES 

o Significant Vernal Pools 
o Early Successional-Scrub/Shrub Habitat 

 
• MANAGEMENT GOALS & OBJECTIVES 

o Management Goals- Protect sensitive ecological wetland resources and 
minimize establishment of invasive species. 

o Management Objectives – The primary management objective is to maximize 
the ecological values of this property. At this time those values include: habitat 
for rare and endangered species which require scrub-shrub/early successional 
habitat; protection of High-value/significant vernal pools and the surrounding 
uplands that support keystone species during key portions of their lifecycle; and 
provide a refugia for plants and animals to migrate to as the climate changes. 

• MANAGEMENT CHALLENGES 
o Access- The predominance of wetlands on the property make accessing the 

property a challenge. The largest wetland feature and headwater to Cutts Ridge 
Brook is shared with the 2 adjacent KLT properties. The donors of the land have 
agreed to establish a parking area off the hammer head designed to facilitate 
emergency vehicle access to the neighborhood. This should allow 2 vehicles to 
pull off the pavement for KLT stewardship activities. KLT Volunteers and staff will 
travel south along the ridge adjacent to this wetland to gain access to the 
remaining property. The public will not be allowed to utilize these parking 
spaces. 



 
 
 
 

Invasive Species – an initial survey of the property in February 2019 indicates the presence of 
Invasive plant species. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
KLT Stewardship Report from sitewalk 1-19-19 



 
 
 



 
 

• MANAGEMENT ACTIONS 
o Property Maintenance – KLT will mark the boundaries of the property and 

monitor those boundaries on an annual basis. This property will be put into the 
rotation of bi-weekly stewardship work days upon KLT preserves. These work 
days focus upon invasive species and trail maintenance. Because this will be a 
limited-access property, trails will only be maintained to the extent necessary to 
allow for stewardship activities. 
 Given KLT’s limited financial assets and professional staff, it will retain the 

right to transfer management responsibilities to another qualified 
conservation organization. 

o Public Use – There will be no public access allowed on the property. Access will 
be limited to KLT staff, volunteers and assignees or those that can access the 
property on foot. 

o Resource Monitoring – beyond routine annual monitoring of the property, this 
property has unique features that warrant more study and description. Partner 
organizations such as the US Fish and Wildlife Service, Maine Coast Heritage 
Trust, and the Wells National Estuarine Research Reserve have expressed 
interest in conducting resource inventories (vernal pools) and specific habitat 
management plans (New England Cottontail Rabbit). 

 
 
• MANAGEMENT FUNDING/STEWARDSHIP BUDGET 

ANDREWS LAND STEWARDSHIP 
BUDGET     
      
Completion of Management Plan     
  Contract Services - MNAP $1,000 
  Contract Services - GIS $1,500 
      
Stewardship Endowment to be 
Raised     
  10% of Assessed Value $12,000 
  estimated @ $1,500/acre   
      
    $14,500 

 
• MODIFICATIONS TO THE RESOURCE MANAGEMENT PLAN  

o This Management will be reviewed periodically by the KLT Stewardship 
Committee. Changing conditions may necessitate a modification of goals and 
objectives. 



• REFERENCES 
o (Need to cite the Beginning With Habitat data, OSI/TNC Climate Resiliency Study 

(2015), MNAP Potential Vernal Pool Model Report (2019) and York River Fish 
Study 2007 & 2018. 
 

• APPENDICES 
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Attachment - H 
 

Supplemental Drainage Calculations 
Andrews Subdivision 

Map 60, Lot 10 
Kittery, Maine 

 
 
The HydroCAD drainage analysis was revised to ensure that stormwater Best Management 
Practices (BMPs) met MDEP sizing and post-development runoff criteria.  The grassed 
underdrain soil filter was modified to provide a filter area (pond bottom) of 2,129 square feet and 
a treatment volume of 3,549 cubic feet. The proposed design provides 2,696 square feet filter 
area and 10,538 cubic feet treatment volume. 
 
A complete summary of the flow conditions and modeling is included.  The following compares 
pre- and post-development peak flow rates at the point of analysis: 

 
 
 

 2-Year Storm 
(3.21 in.) 

10-Year Storm 
(4.87 in.) 

25-Year Storm 
(6.17 in.) 

   Qout (cfs) Qout (cfs) Qout (cfs) 
POA  1 Pre 9.7   20.8 30.2 

 Post 9.7   20.2 29.8 
 Net Change -0.0   -0.6 -0.4 

POA  2 Pre 5.8  11.7 16.7 
 Post 5.9  11.8 16.6 
 Net Change 0.1    0.1  -0.1  

 
 



Stormwater Treatment Spreadsheet
Redevel.

Sta. 
from Sta. To  

Post 
Devel. SC 

Id.

Existing 
Roadway & 

Shoulder (sf)

Existing 
Vegetated 

Shoulder (sf)

Existing 
Wooded 
Shoulder

Proposed 
Roadway & 

Shoulder (sf)

Proposed 
Vegetated 

Shoulder (sf) Total

Wt'd Average 
Polluntant 

Ranking

Total 
Devel. 

Area (sf) Proposed BMP Type Lawn (sf)
Impervious 

Area (sf)

Treated 
Devel. 

Area (sf)
Treatment 
Volume (cf)

Minimum 
Filter Area 

(sf)  

0+00R 
0+10L

5+25R 
4+70L

20 10,640 8,176 2,350 11,669 9,497 21,166 0.3 4,522 Redevelopment of roadway.  None 3,493 1,029 0

5+25R 9+75R 12 2,718 6,237 83 4,651 4,387 9,038 0.4 48,788 12' Level Spreader  to 100' 
wooded buffer

31,387 17,401 48,788

4+70L 5+75L 11 263 1,093 1,242 1,427 1,171 2,598 1.9

20+00 26+40 11 0 0 37,488 12,074 25,414 37,488

5+75L 
9+75R

10+33L 
10+33R

10 3,652 5,920 2,660 6,280 5,952 12,232 0.9

20+00 26+40 10 0 0 13,003 0 13,003 13,003

Total 17,273 21,426 56,826 36,101 59,424 95,525 0.9 237,128 155,417 81,711 232,606

18,828 80,682  

Total Impervious Area (s.f.) 81,711 * Sizing Formulas
Percentage Imperv. Area Treated 98.7% Grassed Undersdrain Soil Filter 

Total Developed Area (s.f.) 232,606 * Treatment Volume (cf) = [(total imperv. area * 1") + (lawn area * 0.4")]* (1'/12") 3,549
Percentage Devel. Area Treated 98.1% Filter Area (sf) = (total imperv. area * 0.05) + (lawn area * 0.02) 2,129

* Number based on net change of lawn and impervious areas only for redevelopment within Post Devel. SC #20 Level Spreader
Length = 1 foot per 0.25 cfs * 10-yr storm runoff 

4795.Stormwater Treatment

Grassed Underdrain

58,336
Grassed Underdrained Soil Filter, 

12' Long Levelspreader & 100' 
Wooded Buffer

19,251 58,336 3,549 2,12939,085

81,452125,482 100' wooded buffer 44,030 125,482



Type III 24-hr  25 Rainfall=6.17"4795 Post2 GUSF.w.buffer.impact
  Printed  3/28/2019Prepared by {enter your company name here}

HydroCAD® 10.00-24  s/n 01222  © 2018 HydroCAD Software Solutions LLC

Summary for Pond 11P: G.U.S.F.

Inflow Area = 2.208 ac, 18.53% Impervious,  Inflow Depth = 4.00"    for  25 event
Inflow = 6.98 cfs @ 12.24 hrs,  Volume= 0.735 af
Outflow = 3.31 cfs @ 12.53 hrs,  Volume= 0.735 af,  Atten= 53%,  Lag= 17.3 min
Primary = 3.31 cfs @ 12.53 hrs,  Volume= 0.735 af

Routing by Stor-Ind method, Time Span= 5.00-30.00 hrs, dt= 0.01 hrs
Peak Elev= 79.78' @ 12.53 hrs   Surf.Area= 5,766 sf   Storage= 10,786 cf

Plug-Flow detention time= 74.4 min calculated for 0.735 af (100% of inflow)
Center-of-Mass det. time= 74.2 min ( 894.7 - 820.5 )

Volume Invert Avail.Storage Storage Description
#1 75.17' 20,503 cf Custom Stage Data (Prismatic) Listed below

Elevation Surf.Area Voids Inc.Store Cum.Store
(feet) (sq-ft) (%) (cubic-feet) (cubic-feet)
75.17 2,695 0.0 0 0
76.17 2,695 40.0 1,078 1,078
77.67 2,695 20.0 809 1,887
78.00 2,695 100.0 889 2,776
79.00 4,844 100.0 3,770 6,545
80.00 6,026 100.0 5,435 11,980
81.00 7,304 100.0 6,665 18,645
81.25 7,554 100.0 1,857 20,503

Device Routing     Invert Outlet Devices
#1 Primary 74.00' 15.0"  Round Culvert   

L= 35.0'   CPP, square edge headwall,  Ke= 0.500   
Inlet / Outlet Invert= 74.00' / 73.00'   S= 0.0286 '/'   Cc= 0.900   
n= 0.013  Corrugated PE, smooth interior,  Flow Area= 1.23 sf   

#2 Device 1 75.17' 4.0" Vert. Orifice/Grate    C= 0.600   
#3 Device 1 78.25' 1.5" W x 12.0" H Vert. Orifice/Grate    C= 0.600   
#4 Primary 79.35' 24.0" W x 24.0" H Vert. Orifice/Grate    C= 0.600   
#5 Primary 80.25' 6.0' long  x 8.0' breadth Broad-Crested Rectangular Weir   

Head (feet)  0.20  0.40  0.60  0.80  1.00  1.20  1.40  1.60  1.80  2.00  
2.50  3.00  3.50  4.00  4.50  5.00  5.50   
Coef. (English)  2.43  2.54  2.70  2.69  2.68  2.68  2.66  2.64  2.64  
2.64  2.65  2.65  2.66  2.66  2.68  2.70  2.74   

Primary OutFlow  Max=3.30 cfs @ 12.53 hrs  HW=79.78'   (Free Discharge)
1=Culvert  (Passes 1.49 cfs of 13.42 cfs potential flow)

2=Orifice/Grate  (Orifice Controls 0.89 cfs @ 10.15 fps)
3=Orifice/Grate  (Orifice Controls 0.60 cfs @ 4.84 fps)

4=Orifice/Grate  (Orifice Controls 1.81 cfs @ 2.11 fps)
5=Broad-Crested Rectangular Weir  ( Controls 0.00 cfs)



Type III 24-hr  25 Rainfall=6.17"4795 Post2 GUSF.w.buffer.impact
  Printed  3/28/2019Prepared by {enter your company name here}

HydroCAD® 10.00-24  s/n 01222  © 2018 HydroCAD Software Solutions LLC

Stage-Area-Storage for Pond 11P: G.U.S.F.

Elevation
(feet)

Surface
(sq-ft)

Storage
(cubic-feet)

75.17 2,695 0
75.27 2,695 108
75.37 2,695 216
75.47 2,695 323
75.57 2,695 431
75.67 2,695 539
75.77 2,695 647
75.87 2,695 755
75.97 2,695 862
76.07 2,695 970
76.17 2,695 1,078
76.27 2,695 1,132
76.37 2,695 1,186
76.47 2,695 1,240
76.57 2,695 1,294
76.67 2,695 1,348
76.77 2,695 1,401
76.87 2,695 1,455
76.97 2,695 1,509
77.07 2,695 1,563
77.17 2,695 1,617
77.27 2,695 1,671
77.37 2,695 1,725
77.47 2,695 1,779
77.57 2,695 1,833
77.67 2,695 1,887
77.77 2,695 2,156
77.87 2,695 2,426
77.97 2,695 2,695
78.07 2,845 3,040
78.17 3,060 3,417
78.27 3,275 3,794
78.37 3,490 4,171
78.47 3,705 4,548
78.57 3,920 4,924
78.67 4,135 5,301
78.77 4,350 5,678
78.87 4,565 6,055
78.97 4,780 6,432
79.07 4,927 6,926
79.17 5,045 7,469
79.27 5,163 8,013
79.37 5,281 8,556
79.47 5,400 9,100
79.57 5,518 9,643
79.67 5,636 10,187
79.77 5,754 10,730
79.87 5,872 11,274
79.97 5,991 11,817
80.07 6,115 12,447
80.17 6,243 13,113
80.27 6,371 13,780
80.37 6,499 14,446

Elevation
(feet)

Surface
(sq-ft)

Storage
(cubic-feet)

80.47 6,627 15,113
80.57 6,754 15,779
80.67 6,882 16,446
80.77 7,010 17,112
80.87 7,138 17,779
80.97 7,266 18,445
81.07 7,374 19,165
81.17 7,474 19,908
81.27 7,554 20,503

Ron
Line

Ron
Line
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Routing Diagram for 4795 Post2 GUSF.w.buffer.impact
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Subcat Reach Pond Link



Type III 24-hr  2 Rainfall=3.21"4795 Post2 GUSF.w.buffer.impact
  Printed  3/28/2019Prepared by {enter your company name here}
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Time span=5.00-30.00 hrs, dt=0.01 hrs, 2501 points
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Stor-Ind+Trans method  -  Pond routing by Stor-Ind method

Runoff Area=235,556 sf   11.96% Impervious   Runoff Depth=1.41"Subcatchment 2S: P.O.A #2
   Flow Length=250'   Tc=20.4 min   CN=80   Runoff=5.89 cfs  0.635 af

Runoff Area=1,026,302 sf   4.29% Impervious   Runoff Depth=1.28"Subcatchment 10S: (new Subcat)
   Flow Length=1,915'   Tc=112.6 min   CN=78   Runoff=8.89 cfs  2.514 af

Runoff Area=82,509 sf   21.60% Impervious   Runoff Depth=1.48"Subcatchment 11aS: (new Subcat)
   Flow Length=260'   Tc=14.8 min   CN=81   Runoff=2.47 cfs  0.233 af

Runoff Area=13,664 sf   0.00% Impervious   Runoff Depth=1.41"Subcatchment 11S: (new Subcat)
   Flow Length=50'   Slope=0.1200 '/'   Tc=4.0 min   CN=80   Runoff=0.55 cfs  0.037 af

Runoff Area=67,648 sf   25.72% Impervious   Runoff Depth=1.62"Subcatchment 12S: (new Subcat)
   Flow Length=510'   Tc=17.6 min   CN=83   Runoff=2.08 cfs  0.209 af

Avg. Flow Depth=0.05'   Max Vel=1.60 fps   Inflow=0.72 cfs  0.265 afReach 10R: (new Reach)
n=0.040   L=140.0'   S=0.1000 '/'   Capacity=38.65 cfs   Outflow=0.72 cfs  0.265 af

Avg. Flow Depth=0.07'   Max Vel=0.30 fps   Inflow=0.72 cfs  0.265 afReach 11R: (new Reach)
n=0.040   L=1,300.0'   S=0.0023 '/'   Capacity=17.98 cfs   Outflow=0.62 cfs  0.258 af

Avg. Flow Depth=0.11'   Max Vel=2.02 fps   Inflow=2.08 cfs  0.209 afReach 12R: (new Reach)
n=0.040   L=220.0'   S=0.0636 '/'   Capacity=30.83 cfs   Outflow=2.07 cfs  0.209 af

Avg. Flow Depth=0.09'   Max Vel=0.46 fps   Inflow=2.07 cfs  0.209 afReach 13R: (new Reach)
n=0.040   L=760.0'   S=0.0039 '/'   Capacity=23.52 cfs   Outflow=1.30 cfs  0.208 af

Avg. Flow Depth=0.17'   Max Vel=1.11 fps   Inflow=9.69 cfs  2.981 afReach 20R: P.O.A #1  Dummy reach
n=0.040   L=1.0'   S=0.0100 '/'   Capacity=60.70 cfs   Outflow=9.69 cfs  2.981 af

Peak Elev=85.23'  Storage=288 cf   Inflow=2.47 cfs  0.233 afPond 10P: Culvert
   Outflow=2.47 cfs  0.228 af

Peak Elev=78.28'  Storage=3,816 cf   Inflow=2.73 cfs  0.265 afPond 11P: G.U.S.F.
   Outflow=0.72 cfs  0.265 af

Peak Elev=72.20'   Inflow=2.08 cfs  0.209 afPond 12P: PCB
12.0"  Round Culvert  n=0.013  L=45.0'  S=0.0056 '/'   Outflow=2.08 cfs  0.209 af

Peak Elev=0.00'  Storage=0 cfPond 13P: G.U.S.F.
   Primary=0.00 cfs  0.000 af

Total Runoff Area = 32.729 ac   Runoff Volume = 3.629 af   Average Runoff Depth = 1.33"
92.47% Pervious = 30.263 ac     7.53% Impervious = 2.466 ac



Type III 24-hr  10 Rainfall=4.87"4795 Post2 GUSF.w.buffer.impact
  Printed  3/28/2019Prepared by {enter your company name here}
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Time span=5.00-30.00 hrs, dt=0.01 hrs, 2501 points
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Stor-Ind+Trans method  -  Pond routing by Stor-Ind method

Runoff Area=235,556 sf   11.96% Impervious   Runoff Depth=2.78"Subcatchment 2S: P.O.A #2
   Flow Length=250'   Tc=20.4 min   CN=80   Runoff=11.78 cfs  1.253 af

Runoff Area=1,026,302 sf   4.29% Impervious   Runoff Depth=2.60"Subcatchment 10S: (new Subcat)
   Flow Length=1,915'   Tc=112.6 min   CN=78   Runoff=18.64 cfs  5.108 af

Runoff Area=82,509 sf   21.60% Impervious   Runoff Depth=2.87"Subcatchment 11aS: (new Subcat)
   Flow Length=260'   Tc=14.8 min   CN=81   Runoff=4.85 cfs  0.453 af

Runoff Area=13,664 sf   0.00% Impervious   Runoff Depth=2.78"Subcatchment 11S: (new Subcat)
   Flow Length=50'   Slope=0.1200 '/'   Tc=4.0 min   CN=80   Runoff=1.10 cfs  0.073 af

Runoff Area=67,648 sf   25.72% Impervious   Runoff Depth=3.06"Subcatchment 12S: (new Subcat)
   Flow Length=510'   Tc=17.6 min   CN=83   Runoff=3.94 cfs  0.396 af

Avg. Flow Depth=0.07'   Max Vel=1.97 fps   Inflow=1.29 cfs  0.521 afReach 10R: (new Reach)
n=0.040   L=140.0'   S=0.1000 '/'   Capacity=38.65 cfs   Outflow=1.29 cfs  0.521 af

Avg. Flow Depth=0.10'   Max Vel=0.36 fps   Inflow=1.29 cfs  0.521 afReach 11R: (new Reach)
n=0.040   L=1,300.0'   S=0.0023 '/'   Capacity=17.98 cfs   Outflow=1.08 cfs  0.513 af

Avg. Flow Depth=0.16'   Max Vel=2.51 fps   Inflow=3.94 cfs  0.396 afReach 12R: (new Reach)
n=0.040   L=220.0'   S=0.0636 '/'   Capacity=30.83 cfs   Outflow=3.92 cfs  0.396 af

Avg. Flow Depth=0.14'   Max Vel=0.62 fps   Inflow=3.92 cfs  0.396 afReach 13R: (new Reach)
n=0.040   L=760.0'   S=0.0039 '/'   Capacity=23.52 cfs   Outflow=2.80 cfs  0.395 af

Avg. Flow Depth=0.26'   Max Vel=1.47 fps   Inflow=20.16 cfs  6.016 afReach 20R: P.O.A #1  Dummy reach
n=0.040   L=1.0'   S=0.0100 '/'   Capacity=60.70 cfs   Outflow=20.16 cfs  6.016 af

Peak Elev=85.37'  Storage=336 cf   Inflow=4.85 cfs  0.453 afPond 10P: Culvert
   Outflow=4.84 cfs  0.448 af

Peak Elev=79.34'  Storage=8,405 cf   Inflow=5.36 cfs  0.521 afPond 11P: G.U.S.F.
   Outflow=1.29 cfs  0.521 af

Peak Elev=73.14'   Inflow=3.94 cfs  0.396 afPond 12P: PCB
12.0"  Round Culvert  n=0.013  L=45.0'  S=0.0056 '/'   Outflow=3.94 cfs  0.396 af

Peak Elev=0.00'  Storage=0 cfPond 13P: G.U.S.F.
   Primary=0.00 cfs  0.000 af

Total Runoff Area = 32.729 ac   Runoff Volume = 7.282 af   Average Runoff Depth = 2.67"
92.47% Pervious = 30.263 ac     7.53% Impervious = 2.466 ac



Type III 24-hr  25 Rainfall=6.17"4795 Post2 GUSF.w.buffer.impact
  Printed  3/28/2019Prepared by {enter your company name here}
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Time span=5.00-30.00 hrs, dt=0.01 hrs, 2501 points
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Stor-Ind+Trans method  -  Pond routing by Stor-Ind method

Runoff Area=235,556 sf   11.96% Impervious   Runoff Depth=3.93"Subcatchment 2S: P.O.A #2
   Flow Length=250'   Tc=20.4 min   CN=80   Runoff=16.63 cfs  1.773 af

Runoff Area=1,026,302 sf   4.29% Impervious   Runoff Depth=3.73"Subcatchment 10S: (new Subcat)
   Flow Length=1,915'   Tc=112.6 min   CN=78   Runoff=26.84 cfs  7.322 af

Runoff Area=82,509 sf   21.60% Impervious   Runoff Depth=4.04"Subcatchment 11aS: (new Subcat)
   Flow Length=260'   Tc=14.8 min   CN=81   Runoff=6.79 cfs  0.638 af

Runoff Area=13,664 sf   0.00% Impervious   Runoff Depth=3.93"Subcatchment 11S: (new Subcat)
   Flow Length=50'   Slope=0.1200 '/'   Tc=4.0 min   CN=80   Runoff=1.55 cfs  0.103 af

Runoff Area=67,648 sf   25.72% Impervious   Runoff Depth=4.25"Subcatchment 12S: (new Subcat)
   Flow Length=510'   Tc=17.6 min   CN=83   Runoff=5.44 cfs  0.550 af

Avg. Flow Depth=0.13'   Max Vel=2.75 fps   Inflow=3.31 cfs  0.735 afReach 10R: (new Reach)
n=0.040   L=140.0'   S=0.1000 '/'   Capacity=38.65 cfs   Outflow=3.30 cfs  0.735 af

Avg. Flow Depth=0.14'   Max Vel=0.46 fps   Inflow=3.30 cfs  0.735 afReach 11R: (new Reach)
n=0.040   L=1,300.0'   S=0.0023 '/'   Capacity=17.98 cfs   Outflow=1.98 cfs  0.728 af

Avg. Flow Depth=0.20'   Max Vel=2.79 fps   Inflow=5.44 cfs  0.550 afReach 12R: (new Reach)
n=0.040   L=220.0'   S=0.0636 '/'   Capacity=30.83 cfs   Outflow=5.42 cfs  0.550 af

Avg. Flow Depth=0.18'   Max Vel=0.71 fps   Inflow=5.42 cfs  0.550 afReach 13R: (new Reach)
n=0.040   L=760.0'   S=0.0039 '/'   Capacity=23.52 cfs   Outflow=4.06 cfs  0.549 af

Avg. Flow Depth=0.33'   Max Vel=1.70 fps   Inflow=29.79 cfs  8.599 afReach 20R: P.O.A #1  Dummy reach
n=0.040   L=1.0'   S=0.0100 '/'   Capacity=60.70 cfs   Outflow=29.79 cfs  8.599 af

Peak Elev=85.83'  Storage=555 cf   Inflow=6.79 cfs  0.638 afPond 10P: Culvert
   Outflow=6.35 cfs  0.633 af

Peak Elev=79.78'  Storage=10,786 cf   Inflow=6.98 cfs  0.735 afPond 11P: G.U.S.F.
   Outflow=3.31 cfs  0.735 af

Peak Elev=74.17'   Inflow=5.44 cfs  0.550 afPond 12P: PCB
12.0"  Round Culvert  n=0.013  L=45.0'  S=0.0056 '/'   Outflow=5.44 cfs  0.550 af

Peak Elev=0.00'  Storage=0 cfPond 13P: G.U.S.F.
   Primary=0.00 cfs  0.000 af

Total Runoff Area = 32.729 ac   Runoff Volume = 10.386 af   Average Runoff Depth = 3.81"
92.47% Pervious = 30.263 ac     7.53% Impervious = 2.466 ac
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