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Preliminary Site Plan Review   

 

Town of Kittery Maine 
Planning Board Meeting 

October 10, 2019 
 
ITEM 1  – 60 Route 236 – Preliminary Site Plan Review 
Action: Approve with or without conditions, continue consideration of or deny plan Owner/applicant 
Washburn Realty Group, LLC requests consideration of a preliminary site plan for a 4,603 sf 2-story 
building on a 73,330 sf lot at 60 Route 236 (Tax Map 29, Lot 14) in the Commercial (C-2) Zone. Agent is 
John Chagnon, Ambit Engineering, Inc. 
  
PROJECT TRACKING 

REQ’D ACTION COMMENTS STATUS 

NO Sketch Plan Review 7/11/2019 Meeting ACCEPTED 

NO Site Visit Scheduled for 10/7/19  

YES Determination of 
Completeness/Acceptance 9/12/2019 Meeting ACCEPTED 

YES Public Hearing Scheduled for 10/10/19 Meeting  

YES Preliminary Plan Review / Approval 10/10/19 Meeting  

YES Final Plan Review and Decision   
Plan Review Notes reflect comments and recommendations regarding applicability of Town Land Use Development Code, and standard planning and 
development practices. Only the PB makes final decisions on code compliance and approves, approves with conditions or denies final plans.  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 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.   As 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 
endorsed has been duly recorded in the York County registry of deeds when applicable.  

 
Background 
This application is now at the preliminary plan review stage.  The proposed development is 4,603 sf 2 
story building on an existing developed (and in disrepair) property in the Commercial C-2 zone.  The 
proposal includes demolition of the unused foundation(s) and dilapidated building and replacement with a 
new plumbing supply business with a customer showroom. The showroom would occupy a small section 
of the new building, approximately 1,200+- sf and there would be contractor sales on the lower level. 
 
Staff Review 
The proposed development is viewed as a welcome improvement to the property but the site has some 
constraints.  It is not a deep lot and has a steep drop-off from the edge of Route 236 along a good portion 
of the length of the lot. There is also a large area of wetlands along the rear of the site. The existing 
driveway entrance is too wide and unsafe. 
 
The redevelopment of the site involves several improvements but the proposed project needed relief from 
the ordinance requirements in a couple of areas:  
 

• Building setbacks 
Due to the existence of a large wetland area in the rear of the site, and to make the proposed 
parking and truck deliveries plan work, the new building would be located 15 feet from the front 
property line. The required front yard setback in the C-2 is 50 feet. Update:  The Board of 
Appeals (BOA) at their meeting of July 23, 2019 granted a miscellaneous variation for relief from 
the front and side setbacks for the proposed building.  The BOA Notice of Decision (NOD) is 
attached.   

• Wetlands setbacks 

ITEM 1 
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Table 16.9 outlines the minimum setbacks from wetlands and water bodies. Although the size of 
the wetlands to the rear of the site has not been detailed yet, it appears that the wetlands would 
fall under either the 501 square feet to 1 acre or greater than 1 acre classification. Relief would 
also be necessary from the setbacks for the new driveway and the proposed building.  Update:  
The Board of Appeals at their meeting of July 23, 2019 granted a miscellaneous variation for 
relief from the wetlands setbacks for the new driveway and building.  The BOA NOD is attached.   
    

Parking and circulation 
The site layout plan details the required parking, although the proposed use(s) is not specifically listed in 
the chart it is being proposed by the applicant as a warehouse and storage use. The requirement based 
upon that use category is 19 spaces but this does not include the showroom, which indicates a retail use. 
The size of the showroom is still TBD but is estimated to be 1,200 +- square feet, which would require 
approximately 7 additional parking spaces if calculated for retail.  However, under Section 16.8.9.4.C in 
cases not specifically covered the Board may determine the parking requirements and projected 
development use intensity. 
 
In the application package, the applicant has furnished a Trip Generation and Site Access Letter from its 
traffic engineer, Greenman-Pederson, Inc. (GPI).  Under their Parking Generation section of the letter, 
estimates are provided based upon ITE publication Parking Generation, 5th Edition land use codes for 
similar uses to the proposed facility.  Based upon the results which are outlined in Table 3 Parking 
Demand Generation Comparison, the proposed plumbing wholesale and showroom is anticipated to 
generate a peak parking demand of 5 to 18 parking spaces.  Therefore, they conclude that the 19 spaces 
proposed on the site is expected to be adequate to accommodate the peak parking demand.  
 
The applicant is proposing improvements for vehicular access and circulation. The front entrance 
driveway will be significantly narrowed and relocated. The new driveway for truck deliveries and parking 
is to the rear and will need to contain a retaining wall along most of its length to hold up the roadway. A 
small section of cobblestone is also proposed at the entrance along the northerly property line to provide 
tactile separation with the abutting driveway which is right on the property line. 
 
ADA parking and ramps are also shown and detailed on the plan. The ramps are proposed to be screened 
and buffered with landscaping. 
 
Landscape planter strip  
In the C-2 Zone, a vegetated landscape planter strip is required adjacent to the right-of-way of all public 
roads.  This property would fall under the special situations provision of the Code (16.3.2.11.D.(4) (c) [c] 
[ii]) which allows the Board to narrow the depth of the planter strip.   The plans call for arborvitae and 
yews in the fifteen (15) strip in front of the proposed building.  In addition, 1 ½” caliper Red Oak is 
shown in the northwest corner of the proposed parking lot. 
Additional plantings may be warranted to soften the appearance of the parking lot.       
 
Other reviews 
The plans and supplemental materials have been evaluated at a Technical Review Committee meeting on 
August 27th.  The only comment of note that came out that review is the Fire Chief will need to see 
building area and volume calculations prior to issuance of a building permit (See attached memorandum). 
(Previously provided) 
 
The plans and supplemental materials have been reviewed by CMA Engineers.  Their review comments 
are attached.  
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The site plans have been revised based upon the input received during preliminary plan acceptance review 
at the September 12th meeting: 
Revisions: 

• Sheet C1 – added wetland area note, and Note 9 – observable wells within 100’; 
• Sheet C3 – showing snow storage areas; and, 
• Sheet D2 – revised the retaining wall detail 

 
Recommendation / Action 
A site walk has been scheduled for October 7th at 10 am.  A public hearing has been noticed for the 
October 10th meeting. 
 
Barring any significant issues with consideration of the site visit and testimony at the public hearing, staff 
recommends approval of the preliminary plan with the conditions outlined below. 
 
Move to accept the preliminary site plan application dated October 2, 2019 from owner/applicant 
Washburn Realty Group, LLC for a 4,603 sf 2 story building at 60 Route 236 (Tax Map 29, Lot 14) in 
the Commercial 2 (C-2) Zone with the following conditions . 
 

1) Revise the Site Layout Plan and Landscape Schedule to accommodate more landscape 
plantings for aesthetics and to effectively buffer the parking lot; 

 
 
 
 
 



 

 

 

 

 

KITTERY BOARD OF APPEALS 

July 24, 2019           

  

Washburn Realty Group 

PO Box 463  

Winchester, MA 01890 

  

Matthew Williams 

56 Portland Road 

Kennebunk, ME 04043  

 

 

Dear Washburn Realty Group & Mr. Williams, 

 

Your application requesting a miscellaneous variation request for property located at 60 

Route 236 was heard Tuesday evening, July 23, 2019.  

The following motion was made:  

Motion by Vern Gardner to grant the miscellaneous variation request, provided that the 

applicant meet all requirements and conditions imposed by the Planning Board, Code 

Enforcement Officer, or any other relevant Town authorities. Second by April Timko. 

Motion passed 6-0-0 by roll call vote [Aye: Brake, Fitzpatrick, Gardner, Leontakianakos, 

Dwyer-Jones, Timko; Nay: -- ; Abstain: --]. 

 

FINDINGS OF FACT 

 

• The applicant appeared before the Board seeking a miscellaneous variation request 

for relief to front, side, and wetland setbacks for a commercial building per Town 

code 16.7.3 

• The Board determined it had the authority to hear the application per 16.6.4.C.(1) 

• The hearing was duly advertised in the Portsmouth Herald on July 13, 2019, as 

required 

• The applicant made a presentation and no other members of the public commented 

• The subject property consists of approximately 64,469 square feet located on 

Route 236 north and is a conforming lot of record zoned C-2 
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• The property contains a vacant warehouse structure and old foundation with no 

structure and has not been in operation for several years 

• The applicant proposes to construct a new two-story commercial building to serve 

as a plumbing supply warehouse and showroom 

• The proposed new structure would be less nonconforming than the prior use.  

 

CONCLUSIONS OF LAW 

 

• The Board has the authority to hear this Miscellaneous Variation Request Town code 

section 16.6.4.C.(1) 

• The Board considered the conditions contained in Town code section 16.7.3.3.A.(2) 

• The Board considered the basis of decisions contained in Town code section 16.6.6. 

• The Board voted to granted the miscellaneous variation request. 

 

The following motion was made:  

 

Motion by April Timko to approve the findings of fact and conclusions of law as read. 

Second by Vern Gardner. Motion passed 6-0-0 by roll call vote [Aye: Brake, Fitzpatrick, 

Gardner, Leontakianakos, Dwyer-Jones, Timko; Nay: -- ; Abstain:--]. 

 

This approval is not the granting of a building/regulated activity permit, and any aggrieved 

party may appeal this decision to Superior Court within 45 days. 
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October 3, 2019 

 

Jamie Steffen, Town Planner 
Town of Kittery 
200 Rogers Road 
Kittery, Maine 03904 
 
RE: Town of Kittery, Planning Board Services 
 Site Plan Review  
 Plumbing Wholesale & Showroom (60 Route 236) Tax Map 29, Lot 14 

CMA #591.126 
 
Dear Jamie: 
 
CMA Engineers has received the following information for Assignment #126 for the site plan review for the 
proposed Plumbing Wholesale & Showroom at 60 Route 236 in Kittery (Tax Map 29, Lot 14). 
 

1) Plumbing Wholesale & Showroom Site Plan Tax Map 29, Lot 14 60 Route 236 Kittery, Maine by 
Ambit Engineering, Inc. dated August 22, 2019. 

2) Application and supporting documentation for site plan review: Plumbing Wholesale & 
Showroom for Washburn Realty prepared by John Chagnon of Ambit Engineering, Inc. of 
Portsmouth, NH dated August 22, 2019.  

We have reviewed the information submitted for conformance with the Kittery Land Use and Development 
Code (LUDC) and general engineering practices and offer the comments below that correspond directly to 
the Town’s Ordinances.  
 
General 
The project includes construction of a 2-story, 4,603 square foot building for use as a plumbing showroom 
and supply at 60 Route 236 in Kittery. The project includes demolition of an existing structure, foundation 
and signage from the previous use. The ZBA has granted relief from several setbacks on site. A conditional 
use permit is required. 
 
16.3 Land Use Zone Regulations 
Article II. Zone Definitions, Uses, Standards 
16.3.2.11 Commercial (C-2 Route 236 Commercial zone) 
16.3.2.11.B. 2.p.  Business service  is listed as an allowed use in the C-2 zone. 
16.3.2.11.D.2 The project was granted relief from several setback requirements from the ZBA: the front 
setback is 15 feet and the wetland setbacks are less than required. 
16.3.2.11.D.4.c.1 a&b. It is assumed that the ZBA relief included relief from the landscaping planter strip 
(since the front setback is less than the specified width of 20 feet) and streetside tree requirements. The 
applicant should clarify that all zoning requirements that are not relieved are met. 
 
 

CMA ENGINEERS, INC. 
                            CIVIL|ENVIRONMENTAL|STRUCTURAL  

 

35 Bow Street  
Portsmouth 

New Hampshire     
 03801-3819 

 

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

 
 

http://cmaengineers.com/
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16.8 Design and Performance Standards-Built Environment 
Article VI. Water Supply 
The applicant is proposing to connect to the Kittery Water District water supply. The applicant should have 
KWD review proposed components and certify that there is adequate pressure and supply for the project. 
 
Article VII.  Sewage Disposal 
16.8.7.2.D.  A subsurface wastewater disposal system in proposed on site, for which the applicant has 
provided a subsurface wasterwater disposal system application. 
 
Article VIII. Surface Drainage 

The applicant has presented a Stormwater Management Plan for the project.  Stormwater management 
and treatment are accomplished through a combination of closed drainage collection and piping, open 
drainage (vegetated swales) and treatment BMPs including an infiltration trench, an underdrained filter 
basin and a vegetated buffer strip.  

Proposed stormwater treatment includes the use of closed drainage, swales, treatment ponds and a level 
spreader.  The design is logical and meets the intent of the Kittery LUDC.  All post construction flows are 
decreased from pre-construction conditions. 

 
Article IX. Parking, Loading and Traffic 

The applicant has provided the required number of parking and accessible parking spaces.  

The applicant has provided a traffic study that concluded that the additional traffic generated by the project 
could be safely and efficiently accommodated by the existing roadways. 

 
Article XVIII. Landscaping 
The applicant has provided little in the way of landscaping for aesthetics and parking screening. While the 
site is constrained, it appears that it could support more plantings. Do the proposed landscaping elements 
satisfy the Board’s requirements? 
 
Article XXIV. Exterior Lighting 

The applicant has not indicated any proposed site lighting. Is lighting proposed? If so, the applicant should 
provide the required information-fixture types and locations, photometric plan, etc. 

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: John Chagnon, Ambit Engineering, Inc. 

http://cmaengineers.com/
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