
 Town of Kittery 
Planning Board Meeting 

September 12, 2019 
 

ITEM 2 – 76 Dennett Road – Site Preliminary Plan Review 
Action: Approve with or without conditions, continue consideration of or deny plan.   Owners William J. 
Cullen and Sail Away, LLC and applicant William Wharff request consideration of a mixed-use 
residential development on 23.3+- acres of land at 76 Dennett Road (Tax Map 6 Lots 15B & 16A and Tax 
Map 13, Lot 4) in the Mixed Use - Neighborhood (MU-N) Zone. Agent is Shawn Tobey, P.E. Hoyle, 
Tanner & Associates, Inc.  
 
 
PROJECT TRACKING 

REQ’D ACTION COMMENTS STATUS 

YES Sketch Plan 
Acceptance/Approval 

5/9/2019 Meeting APPROVED 

YES Site Visit 7/23/2019 HELD 

YES Preliminary Plan Review 
Completeness/Acceptance Scheduled for 7/11/2019 Meeting ACCEPTED 

YES Public Hearing Scheduled for 8/8/2019 Meeting HELD 

YES Preliminary Plan Approval Possible for 9/12/2019 Meeting  

YES Final Plan Review and 
Decision   

Applicant:  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.   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  
The site consists of three (3) parcels totaling 23.3 +- acres which will be merged for the proposed 
development. The development proposes one four-story mixed-use residential building with 3,000 sf of 
mercantile space along Dennett Road, two four-story residential buildings at the rear of the site, a 5,250-sf 
amenity building, and five covered parking structures in various locations in the parking lot. 
 
The residential buildings will have 303 dwelling units, with a mix of studio, one-bedroom and two-
bedroom units. The design includes the construction of a private roadway, parking lots totaling 401 
spaces, landscaping, sidewalks, a pool and outdoor amenity space, a nature trail, supporting utilities, and 
drainage infrastructure.  
 
At the July 11th meeting, the Board accepted the site preliminary plan as complete and scheduled a site 
walk for July 23rd. The site walk was conducted and the minutes were approved by the Board. At the 
August 8th meeting, the Board held a public hearing on the site preliminary plan and then voted to 
continue consideration of the plan for a period not too exceed 90 days.  
 
 
Staff Review 
 
Mixed-Use Requirements 

 

ITEM 2 
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1. All of the proposed uses are permitted in the newly created MU-N Zone. The residential units comply 
with the minimum land area per dwelling unit – mixed-use building and multiunit residential 
requirements. 

 
 Net Residential Acreage / Density 
 

The MU-N Zone is exempt from Title 16.7.8.2 Net Residential Acreage Calculation but is subject to 
the minimum land area per dwelling unit as defined in Chapter 2 Definitions except that 50% of all 
wetlands may be subtracted, rather than 100%. As shown on sheet C5 Overall Site Plan, the proposed 
development meets the land area per dwelling unit calculations of the MU-N Zone. 
 

Parking Requirements 
 
2. Per Section 16.3.2.10.F. (4) (d) [1] and [2], Parking for development that includes trails and low 

intensity recreation: Development that includes the creation of public trails and low intensity 
recreational opportunities such as wildlife observation stations or boardwalks may apply the 
pertinent off-street parking standards below. All other off-street parking standards as found in § 
16.8.9.4 shall apply.  

  
 Multiunit residential buildings and mixed-use buildings that include residential. 

• One parking space for studio and one-bedroom dwelling units. 
• One and one-half parking spaces for two-bedroom dwelling units plus one guest parking 

space per every four dwelling units. 
• Parking spaces for more-than-two-bedroom dwelling units. 

 
3. Parking calculations are listed on sheet C5 of the preliminary plans. The development will provide a 

total of 401 spaces: 
a. Front Building = 114 spaces 
b. Rear Buildings = 287 spaces  

  
The provided parking meets and exceeds the ordinance requirements. 
  
Landscaping, Screening and Buffers 
 
4. The landscaping, screening and buffering details are provided on sheets C17 and C18. Per 16.3.2.10.F 

(9)(a), a landscape plan prepared by a registered landscape architect is a submission requirement.  
However, a landscape plan done by other design professionals may be allowed at the Planning 
Board’s discretion. The proposed development will be landscaped and appears to meet the 
requirements of the MU-N zone. CMA Engineers in their initial review of the preliminary plans noted 
that the ordinance requires that a minimum of 10% of surface parking areas be landscaped with trees 
and vegetated islands. CMA questioned whether this standard was being met. In reviewing the 
landscaping plans, the parking lot bump-outs do include one tree and grass plantings. The applicant 
has indicated that shrubbery was avoided in these areas because of salting and sanding of the parking 
areas that could damage the plantings. Figures need to be provided for these landscaped areas to 
determine whether they comply with the 10% requirement and revisions made to the plans if the 
standard is not met. According to the landscape calculations shown on Sheets C17 & 18 they are 
providing over triple the number of trees per parking spaces under ordinance requirements. Update: 
The applicant has satisfactorily addressed this requirement by updating the landscaping plans to 
include calculations that show compliance with 10% requirement. An additional landscaped island 
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with a tree and vegetation has been added in front of Building 1. Relative to the request by the Board 
at their August 8th meeting, the applicant has not indicated whether a third party has reviewed the 
proposed landscaping plan.  
   

Wetlands / Open Space 
 
5. The existing property contains wetlands and a vernal pool. Per the regulations for the MU-N zone, the 

wetlands and vernal pool were reviewed by Longview Partners, LLC as a third-party reviewer in 
April 2019. The review found the wetlands delineation to be accurate and within the normal range of 
best professional judgement and consistent with wetlands delineation standards. 
 
Staff researched the question regarding previously approved wetlands impacts. On February 14, 2002, 
the Planning Board approved the site plan for a Professional and Business Park proposed by William 
Cullen which permitted approximately 1600 sf of total wetlands fill, primarily for a road crossing of 
wetlands. A permit will be required for a modification to the previously approved wetlands crossing 
and for disturbance to the vernal pool buffer (250’). There will be no disturbance within the vernal 
pool buffer (100’) or the wetlands. The wetlands, vernal pool and property lines shown on the 
preliminary plan are based on actual survey data. Sheet C5 Overall Site Plan contains Vernal Pool 
Buffer Calculations, which includes 24,535 sf of buffer restoration. The applicant has submitted a Site 
Location of Development Act permit application with Maine DEP for the project. The culvert 
upsizing under the development road and the wetlands buffer impacts will be reviewed under this 
permit and the State’s Permit by Rule (PBR) regulations. Update: A note has been added to the 
landscape plans stating “The vernal pool buffer restoration areas shall be monitored for one (1) full 
year to ensure vegetation is established”. The vernal pool label has been changed to read “Significant 
Vernal Pool” with added Maine DEP vernal pool ID number.    
 

6. Open space meeting the requirements of the zone will be provided (73.5% of the parcel) which will 
include a nature loop trail with wildlife viewing stations for passive recreation for the development. 
An amenity building (Building 4) and an outdoor pool are proposed to provide recreational use for the 
residents of the property. Notes have been added to the Overall Site Plan, Sheet C5 designating the 
areas of open space. Update: A dashed line has been added to the plans to graphically delineate the 
horizontal limits of the Open Space, Reserved. 

 
Utilities / Site Improvements   
 
7. The plans show detailed information regarding utilities that will service the site development. Water, 

gas, electrical, and telecommunication lines will be extended from Ranger Drive along Dennett Road 
to serve the site. They will be constructed underground underneath the proposed private roadway.  
Existing sewer is located at the rear of the property and will be extended onto and throughout the site 
underneath the roadway.   
 
The applicant’s engineer has met with the Kittery Water District and the Kittery Sewer Department 
and letters are provided to confirm they both have adequate capacity for the proposed development. 
 
Proposed Fire Department connections are shown and noted on the plans. The Fire Chief has 
reviewed the plans for fire service during staff technical review and provided his comments in a 
memorandum dated July 3, 2019 which was provided to the Board at the July 11th meeting. Update: 
the applicant will revise the plans to address the Fire Chief’s latest round of comments (See attached 
memorandum).  
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Stormwater Management 
 
8. Under Section 16.10.5.2.C, supporting documentation must include a stormwater management plan.  

The applicant has submitted a Drainage Narrative to comply with Maine Department of 
Environmental Protection (MEDEP) Stormwater Site Location of Development Law. 
 
According to the narrative, “The drainage design utilizes the existing hydrologic and hydraulic 
patterns, minimizes impacts to surrounding areas, and uses Maine’s Best Management Practices 
(BMPs) to provide effective pollutant removal, stormwater cooling, channel protection, and flood 
control for pre-development and post-development peak runoff rates for the proposed site 
development.”  
 
A copy of the narrative has been forwarded to CMA Engineers for their review and comment. The 
narrative and grading and drainage plans are also being reviewed by the Town’s Stormwater 
Coordinator in coordination with DPW. 
 
Jessa Kellogg, Shoreland Resource Officer/Stormwater Coordinator has provided a memorandum 
(attached) with her and Public Works Commissioner David Rich’s initial comments regarding the 
stormwater management plans. In the memo, they have also provided comments relative to the 
proposed sidewalk along Dennett Road. The Response to Review Comments letter from Hoyle, 
Tanner & Associates is included in the August 8th meeting packets. Update: The Stormwater 
Inspection and Maintenance Plan has been revised to include annual reporting to the Town of Kittery. 
 

Roadway 
 
9. CMA Engineers has submitted a review letter (attached) which notes they did not highlight the 

following provision of Chapter 16.8 of the LUDC (16.8.4.2 paragraph C.) which states “Any 
development expected to generate average daily traffic of 201 or more trips per day is to have at least 
two street connections with existing public street(s)”.  The applicant has submitted a waiver request 
from this provision for the Board’s consideration and action.    
 
In addition, based upon the Maine DOT pre-Scoping Meeting review, dated August 19, 2019, revised 
traffic generation numbers were generated for the proposed development.  A week-day daily trip 
count of 2,575 was estimated which would classify the development roadway as a primary collector.  
The applicant and CMA view the roadway as a development driveway not a street and therefore not 
subject to the road design and construction standards on under the Section 16.8.4.3 paragraph B. of 
the LUDC.  Staff is awaiting a follow-up opinion from CMA Engineers on whether the applicant 
would need to seek waivers from road design standards.   

 
Building Design Standards 
 
10. The Code requires that new buildings must meet the general design principals set forth in the Design 

Handbook except as noted below. In general, buildings should be oriented to the street from which 
they derive frontage, with the front of the building facing the street. The front facade must contain the 
following: 
[1] A front door for pedestrian access. 
[2] Windows. 
(b) Flat roofs, proposed to locate heating, cooling, or other such mechanical or electrical apparatus 
off the ground, are acceptable provided that such apparatus are screened from view and the 
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screening is designed as an integral part of the building to aid both aesthetics and noise attenuation. 
Flat roofs proposed for the purpose of solar array installations are also acceptable 
 
 
Staff has reviewed the Design Handbook for the applicable guidelines to the proposed development 
with the notion that in the introduction to the Handbook it states that “where the operative word 
“must” is used, the provisions of the Handbook are mandatory and based upon requirements of the 
LUDC”. Attached, staff has provided the Board with copies of the applicable “must” provisions 
which have been highlighted for your consideration. 

 
Other Reviews 

 
11. The Board packets for this item contain a letter from CMA Engineers with their initial review 

comments on the preliminary plans for conformance with Title 16 and general engineering practices. 
The Response to Review Comments letter from Hoyle, Tanner & Associates and CMA Engineer’s 2nd 
round of review comments was included in the August 8th meeting packets. Update: CMA has stated 
verbally that 2nd round of review comments have been satisfactorily addressed with the exception of 
the traffic evaluation which will be addressed at the DOT Scoping meeting on September 11th. 
 

12. Jessa Kellogg, Interim Code Enforcement Officer, has also provided a memorandum regarding her 
initial building code review conceptual floor plans that have been submitted. The Response to Review 
Comments letter from Hoyle, Tanner & Associates were included in the August 8th meeting packets.  
Update: All studio units have been revised to be a minimum of 650 sf.  Habitable space needs to be 
clearly indicated in the floor plans. A legend has been added to the architectural plans and the 
building elevations revised to show building heights and materials.  

 
13. A Maine DOT Traffic Movement Permit (TMP) is required and has been applied for by the applicant. 

After an initial review by Maine DOT, the trip generation rates needed to be revised and a new 
Traffic Movement Permit Application has been submitted to DOT. A copy of the application has also 
been provided to CMA Engineers and DPW Commissioner Dave Rich for review and comment. 
Copies of the application were included in the August 8th meeting packets. Update: Maine DOT has 
accepted the TMP application and has scheduled a traffic scoping meeting for Wednesday, September 
11th at 12 p.m. in Kittery Town Council Chambers (see attached letter).   
 

Recommendation / Action 
Staff feels that Site Preliminary Plan can be approved by the Board with the following actions   
 
Move to approve the waiver requested from Article IV. Streets and Pedestrian Ways/Sidewalks Site 
Design Standards, 16.8.4.2. paragraph C., which states “C. Any development expected to generate 
average daily traffic of two hundred one (201) or more trips per day is to have at least two street 
connections with existing public street(s). 
 
Move to approve the site preliminary plan, dated June 20, 2019, as revised on August 22, 2019 and 
prepared by Hoyle, Tanner & Associates, Inc., for owners William J. Cullen and Sail Away, LLC and 
applicant William Wharff for a mixed-use residential development on 23.3+- acres of land at 76 
Dennett Road (Tax Map 6 Lots 15B & 16A and Tax Map 13, Lot 4) in the Mixed Use - Neighborhood 
(MU-N) Zone with the following conditions: 
 

1. Receipt of a Maine DOT Traffic Movement Permit; 
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2. The Conceptual Floor Plans shall be revised to indicate that the studio apartments will contain 
a minimum of 650 sf of habitable space; 

3. Completion of a third-party review of the proposed landscaping plans; 
4. Provide details of the proposed sidewalk for the full length of the property for Final Plan 

review; and, 
5. Address to the satisfaction of CMA Engineers their 2nd round of plan review comments.   
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August 22, 2019 
 
Jamie Steffen 
Town Planner 
Town of Kittery 
200 Rogers Road 
Kittery, Maine 03904 
 
 
Re: Project Design Update 

Proposed Mixed-Use Development at 76 Dennett Road 
Lots 6-15B, 6-16A, 13-4, Kittery, Maine 

 
Dear Mr. Steffen, 
 
Hoyle, Tanner and Associates is pleased to submit the revised site plans and documents for the above-
referenced project. All comments from the public hearing and planning board meeting on August 8, 2019 
have been incorporated into the project. The second round of CMA Engineers review comments dated 
August 1, 2019 have also been addressed in the revised site plans and documents. The following brief 
narrative serves as an update for progress that has been made for the proposed 76 Dennett Road Mixed-
Use Development project. 
 
The Maine Department of Environmental Protection (DEP) Site Location of Development Application 
(SLODA) was filed on August 7, 2019 and we are currently awaiting notice that the application was 
deemed complete and that the review process has begun. The application package and site plans were 
well received at the pre-submittal meeting with Maine DEP. 
 
The Traffic Movement Permit (TMP) application and supplemental data was submitted to the Maine 
Department of Transportation (MDOT) for review in July, 2019. We received pre-scoping meeting 
comments from MDOT regarding the application. All comments were addressed and a revised application 
was submitted. We are currently awaiting a scoping meeting with MDOT which is anticipated to take place 
at the end of August or early September.  
 
Hoyle, Tanner has been in coordination with Wright Pierce and the Kittery Water District in regards to 
water pressure modelling for the proposed development. Wright Pierce is currently updating the overall 
water system model based on the proposed water main extension and current design plans to determine 
a preliminary water pressure supplied to the site. Based on preliminary assessments of the system, we 
have assumed that a booster pump will be required and have updated the plans to provide a central 
booster pump building for the proposed development.  
 
At the upcoming September 12th planning board meeting, the project architect from Cube3 will present the 
proposed architectural design. The presentation will include how the buildings were designed to meet the 
requirements per the Kittery Design Handbook chapter regarding Building Architecture. Additional 
measures were also included in the design to mitigate highway noise.  
 
Additional comments and changes have been made to the project documents. Listed below is a summary 
of all the changes made to the project for this submission: 
 
Site Plans: 
 

� The vernal pool label was changed to read “Significant Vernal Pool”, with the added Maine DEP 
vernal pool ID number. 

� A central booster pump building was added to the site plans to increase the water pressure for 
the proposed development.  

� A dashed line was added to the plans to graphically delineate the horizontal limits of the open 
space reserved.  
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� The proposed silt fence was changed to a silt sock to allow for easier wildlife passage. 
� Two additional accessible parking spaces were added near the entrance to the amenity building. 
� Fire Protection note #2, on page C13, was revised to read “Building 4 shall have a NFPA 13 

system. The building shall also have a monitored alarm system and Knox Box system installed.” 
� The water supply line from the booster pump to the buildings and hydrants was reduced from a 

12” line to an 8” line due to the anticipated increase in pressure in the system. 
� A note was added to the landscape plans stating “The vernal pool buffer restoration areas shall 

be monitored for one (1) full year to ensure vegetation is established.” 
� An additional landscaped island with a tree and vegetation was added in front of building 1. 
� Additional plantings were added in the greenspace adjacent to the proposed garage structures.  
� The landscaping plans were updated to include calculations to show compliance with the Town of 

Kittery LUDC requirements, that a minimum of 10% of surface parking areas be landscaped with 
trees and vegetated islands. Additional standalone color plans have been provided to graphically 
depict the calculations for the limits of surface parking areas, as well as the tree and vegetated 
islands.  

 
Architectural Plans 
 

� All studio units were revised to be a minimum of 650 SF. 
� A legend was added. 
� Dimensions depicting building heights were added to the elevations 
� Building material callouts were added to the elevations. 

 
Project Documents 
 

� The Stormwater Inspection and Maintenance Plan was revised to include annual stormwater 
reporting to the Town of Kittery. 

 
We trust that the revisions and responses have thoroughly addressed all comments and concerns. 
Please do not hesitate to contact our office with any additional questions or comments regarding this 
project. 
 
Sincerely, 
 
HOYLE, TANNER & ASSOCIATES, INC. 

 
Shawn M. Tobey, P.E. 
Project Manager 
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September 4, 2019 
 
Jamie Steffen 
Town Planner 
Town of Kittery 
200 Rogers Road 
Kittery, Maine 03904 
 
 
Re: Waiver Request 

Proposed Mixed-Use Development at 76 Dennett Road 
Lots 6-15B, 6-16A, 13-4, Kittery, Maine 

 
 
 
 
Dear Mr. Steffen, 
 
On behalf of Aztec, LLC and at the request of CMA Engineers in their supplemental review letter dated 
August 22, 2019, Hoyle, Tanner and Associates is formally submitting this written waiver request from the 
provision of Chapter 16.8 of the LUDC (Kittery Land Use and Development Code): Article IV. Streets and 
Pedestrian Ways/Sidewalks Site Design Standards, 16.8.4.2. paragraph C., which states “C. Any 
development expected to generate average daily traffic of two hundred one (201) or more trips per day is 
to have at least two street connections with existing public street(s).”  
 
Chapter 16.7 of the LUDC: Article IV. Waivers, 16.7.4.1 Waiver Authorization states “Where the Planning 
Board finds, due to special circumstances of a particular plan, certain required improvements do not 
promote the interest of public health, safety and general welfare, or are inappropriate because of 
inadequacy or lack of connecting facilities or in proximity to the proposed development, upon written 
request, it may waive or modify such requirements, subject to appropriate conditions as determined by 
the Planning Board.”   
 
Hoyle, Tanner has thoroughly reviewed the LUDC regulations and request the waiver be granted because 
the existing site configuration does not allow for the construction of a secondary street connection per the 
LUDC standards, the entrance has been reviewed the Kittery Fire Department (see attached memo) and 
does not adversely affect the interest of public health, safety and general welfare and the entrance was 
sized and designed in accordance with acceptable engineering practices to accommodate the anticipated 
traffic volumes and vehicle sizes. Listed below are detailed explanations for each of the three reasons for 
this waiver request.    
 
LUDC Standards 
 
The LUDC guidelines do not allow for a secondary street connection to Dennett Road at this site. As 
stated in LUDC Article IV. Streets and Pedestrian Ways/Sidewalks Site Design Standards, 16.8.4.2. 
Layout, paragraph F “Entrances onto existing or proposed arterial highways/secondary arterials may not 
exceed a frequency of one per one thousand (1,000) feet of frontage.” Based on the standards and 
average daily traffic Dennett Road is considered an arterial highway/secondary arterial street. 
 
The existing site has 641.6 feet of frontage on Dennett Road and abuts Interstate 95, the Exit 1 
Southbound Onramp and undeveloped woods. Interstate 95, the Exit 1 Southbound Onramp and 145 feet 
of the Dennett Road frontage are Maine DOT limited controlled access and do not allow for a driveway 
connection. This leaves approximately 496 feet of frontage for the proposed driveway connection. To 
meet the requirements for safe driveway spacing per the LUDC a secondary street connection would 
need to be nearly 500 feet into the adjacent property. Due to the lack of connecting facilities in proximity 
to the proposed development, it is not feasible nor safe to provide a secondary street connection.  
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Public Health, Safety and General Welfare 
 
Hoyle, Tanner met with the Kittery Fire Department on August 26, 2019 for a secondary review of the 
project and to discuss any concerns with a single site entrance. A memorandum from D. W. O’Brien, Fire 
Chief, CFOIII provided the following statement regarding his review of the project.  
 
“The Fire Department sees no need for a secondary means of access or egress to this development. 
Proper design and review of the roadway will support emergency apparatus access and as the roadway 
ends in a large cul-de-sec there is adequate ways for emergency apparatus parking during emergency 
situations and for egress after the event.”  
 
Entrance Design Standards 
 
The proposed site entrance was designed to accommodate the anticipated average daily traffic generated 
by the proposed development. A traffic analysis of the entrance using SimTraffic10 during the PM peak, 
which is the worst case, shows the 95th percentile queue in the development drive is 42 ft which equates 
to approximately two cars. The minimal traffic in Dennett Road allows for vehicles to easily leave the 
development without excessive delay. 
 
Autodesk Vehicle Tracking sweep path analysis software was used to design the site entrance to account 
for the passing of two WB-40 intermediate semi-trailer trucks, should one be leaving the site while 
another is entering. To accommodate the safe passing of larger vehicles, the site entrance has tapered 
radii with Dennett Road and travel lanes that are widened to 14 feet. After the site roadway passes the 
first drive aisle, the lanes taper down to 12 feet each. Within the site there are drive aisles which loop 
around each development to provide for adequate access and turning movements for emergency 
vehicles.    
 
We trust this letter has thoroughly addressed all requirements for a waiver as detailed in the LUDC 
Chapter 16.7. Please do not hesitate to contact our office with any questions or comments regarding this 
project. 
 
Sincerely, 
 
HOYLE, TANNER & ASSOCIATES, INC. 

 
Shawn M. Tobey, P.E. 
Project Manager 
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PARKING CALCULATIONS LAND AREA PER DWELLING UNIT CALCS

SITE NOTES:

PROPOSED BUILDING DATA:
DWELLING UNIT DATA:

VERNAL POOL BUFFER  CALCULATIONS

OPEN SPACE CALCS
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BUILDING 5 - GARAGE
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PROPOSED 4 STORY
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12-03-1

YSKICE, LLC

BUILDING 2B

PROPOSED 4 STORY

F.F. = 61.0

BUILDING 2A

PROPOSED 4 STORY

F.F. = 61.0
BUILDING 4

F.F. = 61.0

BUILDING 6

F.F. = 60.1
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BUILDING 3

PROPOSED 4 STORY

F.F. = 60.2

P
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O
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PLANT LIST

LANDSCAPE NOTES:

LANDSCAPE REQUIREMENTS (MU-N)

LANDSCAPE CALCULATIONS

TOTAL TREES & PLANTS

LANDSCAPE REQUIREMENTS (MU-N)
REGULATION REQUIREMENT PROVIDED

LANDSCAPE CALCULATIONS
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REAR

LANDSCAPING PLAN
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CHANNEL EROSION CONTROL MATTING DETAILSLOPE PROTECTION EROSION CONTROL MATTING DETAIL

INLET PROTECTION DETAIL

EROSION CONTROL NOTES:

SILT SOCK EROSION CONTROL DETAIL
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DETAILS 1
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STABILIZED CONSTRUCTION ENTRY DETAIL STONE CHECK DAM DETAIL (AS NEEDED)

DRAIN MANHOLE DETAIL

TYPICAL CATCH BASIN DETAIL

TYPICAL PIPE TO MANHOLE DETAILSDRAIN TRENCH DETAIL

STRAW BALE DETAIL (AS NEEDED)STRAW BALE CHECK DAM DETAIL (AS NEEDED)

DEWATERING PIT DETAIL
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OUTLET STRUCTURE AT DETENTION POND

WET POND CROSS SECTION

CONCRETE OR MORTAR RUBBLE HEADWALL DETAILS EMERGENCY SPILLWAY DETAIL

ANTI-SEEP DRAIN COLLAR  DETAIL STONE LINED OUTLET PROTECTION DETAIL

UNDERDRAIN GRAVEL TRENCH DETAIL DRAIN CLEANOUT DETAIL

TYPICAL DRIP EDGE INFILTRATION DETAIL
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SEWER TRENCH DETAIL

STANDARD SANITARY SEWER MANHOLE DETAIL

STANDARD SANITARY SEWER BRICK INVERT DETAILSSEWER MANHOLE JOINT AND PIPE CONNECTION DETAILS

INLET DROP SEWER MANHOLE DETAIL

CONCRETE ENCASEMENT DETAIL

WATER/SEWER PIPE CROSSING DETAIL
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ELECTRICAL/GAS TRENCH DETAILTYPICAL LIGHT POLE DETAILS

WATER LINE TRENCH DETAIL WATER LINE THRUST BLOCK DETAILS

FIRE HYDRANT ASSEMBLY DETAIL TYPICAL LIGHT BASE POLE DETAILS

GATE VALVE DETAIL

WATER UTILITY CONFLICT CROSSING DETAIL
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PAINTED CROSSWALK DETAIL

TYPICAL DETECTABLE WARNING DETAILS

ACCESSIBLE PARKING STALL LAYOUT

TYPICAL EQUIPMENT PAD & DUMPSTER PAD DETAIL

ACCESSIBLE TIP-DOWN RAMPS

VERTICAL GRANITE CURB DETAIL

TYPICAL SIGN MOUNTING DETAILS

PRIMARY CIRCUIT W/ TELEPHONE AND/OR CABLE TV ELEC. TRENCH 

DUMPSTER VINYL FENCE DETAIL

VERTICAL GRANITE TIP-DOWN DETAIL
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STEEL PIPE BOLLARD DETAIL

TYPICAL ACCESS DRIVE SECTION

TYPICAL TREE PLANTING DETAILS

STEEL FACE WOOD POST GUARDRAIL

PEDESTRIAN BRICK PAVEMENT DETAIL

TYPICAL CONCRETE WALKWAY & JOINT DETAILTYPICAL CONC. WALKWAY EXPANSION JOINT DETAIL

TYPICAL PAVEMENT SECTION

TYPICAL MSE GRAVITY BLOCK RETAINING WALL SECTION
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