
Town of Kittery 
Planning Board Meeting 

September 12, 2019 
 

ITEM 3 – Old Post Road / Bridge Street – Cluster Residential Development – Preliminary Plan 
Review 
Accept or deny application. Schedule a Site Walk and Public Hearing. Owner MAC Properties Bridge 
Street, LLC and applicant Silver Holdings, LLC request consideration of a three (30 building, 11-unit 
cluster residential development on 3.02+- acre parcel on Old Post Road / Bridge Street (Tax Map 3 Lot 
77A) in the Residential – Urban (R-U) Zone. Agent is Shawn Tobey, P.E. Hoyle, Tanner Associates, Inc.  
 
PROJECT TRACKING 

REQ’D ACTION COMMENTS STATUS 

YES Sketch Plan 
Acceptance/Approval 

7/11/2019 Meeting APPROVED 

YES Site Visit To be scheduled PENDING 

YES Preliminary Plan Review 
Completeness/Acceptance Scheduled for 9/12/2019 Meeting PENDING 

YES Public Hearing   

YES Preliminary Plan Approval   

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 
This is now at the preliminary plan acceptance review stage. The proposed cluster residential 
development located on 3.02+- acre parcel off of Old Post Road and Bridge Street in the Residential – 
Urban (R-U) Zone.  The applicant is proposing the construction of three (3) residential buildings, each 
three stories high. The residential buildings will contain a total of eleven (11) dwelling units with 22 total 
parking spaces located within the ground floor garages of each unit. 
 
The existing property contains woods and ledge. There are no wetlands located on site.     
 
Staff Review 
As the Board will see from the site development plans all of the zoning requirements of the Residential – 
Urban (R-U) Zone will be met. At three stories high, the proposed buildings will comply with the 35-foot 
height limit. There are Cluster Residential Development standards that will need to be met as detailed 
below, including the calculations for Net Residential Acreage and Net Residential Density.   
 
Cluster Residential Development Requirements 

 
1. The proposed development must comply with requirements of ARTICLE XI Cluster Residential 

Development of Title 16. 
 
Per 16.3.2.4.D, (3) (a) [1] there is no minimum lot size for cluster subdivision in the R-U zone with the 
condition that there is a minimum principal building separation as required by the Fire Chief, but not less 
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than 15 feet. Staff assumes that these will be attached single-family dwellings (townhouses) with 
condominium ownership on one lot. 
 
The developer must take into consideration, where applicable, points (1) – (5) of Section 16.8.11.6.I. that 
concern building orientation, utility installation, recreation, buffering, and development setbacks. These 
standards will be evaluated later during preliminary plan review.  
  
 Net Residential Acreage (NRA) / Density 
2. Per 16.7.8.1 and 8.2 the land area needs to be determined for the site. In looking at the required 

deductions, most would not apply but exposed bedrock does apply. Update: The exposed ledge has 
been calculated at 17,600+- sf and netted out of the NRA calculation.  

 
Parking Requirements / Access 
 
3. Per 16.8.9.4, two (2) spaces are required per dwelling unit. The parking requirement of a minimum of 

22 spaces will be met. Each unit will have two (2) garage parking spaces at ground level.  
 

4. A 22-foot wide driveway will be constructed at a 10% maximum slope to access the site from Old 
Post Road. Update: The proposed 11 units would result in an Average Daily Trip (ADT) count of 110 
per the Institute of Transportation Engineers (ITE) publication “Trip Generation, 7th Edition” (ITE, 
2003).  According to Section 16.8.4.3. G, the proposed roadway would fall under the Private Streets 
classification, and would be subject to the design and construction standards for streets and pedestrian 
ways as a Minor Street. The standards require a 20’ of pavement with a 5’ sidewalk and 2/8 feet wide 
walk side /opp. side paved shoulders and 2’ gravel shoulders. The proposed roadway is shown as 22 
feet wide with no sidewalk and 2’ shoulders. A turnaround is also required and none is shown on the 
plan. However, Section 16.3.2.4.D Standards states that the design and performance standards in 
Chapters 16.8 and 16.9 may be modified by cluster residential development. The Board will need to 
consider and discuss the road / sidewalk design standards with the applicant during the preliminary 
plan review process.     

 
Open Space 
 
5. Per 16.8.11.6.E, the open space requirement of a minimum of 50% of the total area will be met with 

57% proposed. The open space is proposed for owner recreation and permanently dedicated to protect 
its natural condition. Update: According the applicant, approximately 72.5% of the total site will be 
kept in open space. The site plan delineates the areas of open space indicating which portions are 
common and which are reserved.    
  

Utilities / Site Improvements   
 
6. The plans show general information regarding utilities that will be available to the site development.  

Proposed water, sewer, underground electric and telecom services serve the project from Bridge 
Street. Update: The proposed development will be serviced by the Kittery Water District for water 
service and Town of Kittery Sewer Department for sewer service. Letters of evaluation from both are 
attached. The locations of the underground electric and telephone lines are shown on plans.    

  
Confirmation of Submittal Content 
The application package appears to satisfy the submittal content required by the code. 
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The plans and supplemental materials have been evaluated at a Technical Review Committee meeting on 
August 27th.  The Fire Chief’s comment memorandum is attached. David Rich, Commissioner of Public 
Works and Jessa Kellogg, Stormwater Coordinator have also provided a memorandum (attached) from 
that meeting for the Board’s consideration as this project moves through the preliminary plan review 
process.  
 
The plans and supplemental materials are also being reviewed by CMA Engineers.  
 
Recommendation 
Staff recommends that the Board accept the preliminary site plan application as complete and schedule a 
site walk and public hearing. 
 
Move to accept the cluster residential preliminary plan – major subdivision, dated June 20, 2019 as 
prepared by Hoyle, Tanner & Associates, Inc., for owner MAC Properties Bridge Street, LLC and 
applicant Silver Holdings, LLC for a three (3) building, 11-unit cluster residential development on 
3.02+- acre parcel on Old Post Road / Bridge Street (Tax Map 3 Lot 77A) in the Residential – Urban 
(R-U) Zone as complete. 
 
Move to schedule a site visit on {date and time} for the cluster residential preliminary plan – major 
subdivision, dated June 20, 2019 as prepared by Hoyle, Tanner & Associates, Inc., for owner MAC 
Properties Bridge Street, LLC and applicant Silver Holdings, LLC for a three (3) building, 11-unit 
cluster residential development on 3.02+- acre parcel on Old Post Road / Bridge Street (Tax Map 3 Lot 
77A) in the Residential – Urban (R-U) Zone. 
 
Move to schedule a public hearing on {date} for the cluster residential preliminary plan – major 
subdivision, dated June 20, 2019 as prepared by Hoyle, Tanner & Associates, Inc., for owner MAC 
Properties Bridge Street, LLC and applicant Silver Holdings, LLC for a three (3) building, 11-unit 
cluster residential development on 3.02+- acre parcel on Old Post Road / Bridge Street (Tax Map 3 Lot 
77A) in the Residential – Urban (R-U) Zone 
  
  
  
 
 



August 22, 2019 
 
Adam Causey, AICP      
Town of Kittery 
200 Rogers Road              
Kittery, ME 03904 
 
Re: Cluster Development  

Plan Review Application 

Old Post Road 
Kittery, ME 03904 

 Tax Map Lot 3-77A 
 
Dear Mr. Causey, 
 
On behalf of Silver Holdings, LLC, Hoyle, Tanner and Associates is pleased to submit 
this application for a Cluster Development Plan Review. The proposed development is 
located on Tax Map 3, Lot 77A, in the Town of Kittery, Maine. The development 
proposes the construction of three (3) residential buildings each three and a half stories 
with a total of 11 dwelling units. Each unit will have a two (2) car garage on the lower 
level with additional parking in front of the garage to accommodate any guests. The 
development will construct a 22-foot-wide private driveway at a 10% maximum slope to 
access the proposed residential buildings. The design also includes the construction of 
supporting utilities, drainage infrastructure, landscaping and lighting. A central 
stormwater pond will provide a reduction in stormwater runoff rates for the 2-year and 
25-year design storms per the Town of Kittery Land Use and Development Code. 
 
A Maine Department of Environmental Protection Permit by Rule (PBR) is required for 
the project because it will result in more than 1 acre of disturbance. The project will 
construct less than 1 acre of new impervious cover and developed area will be less than 
3 acres; therefore, further stormwater permitting is not required.  
 
The cluster development application requires the applicant to address the following 
findings (Title 16.10.8.3.4) in writing during the Preliminary Plan application. See below 
for the cluster development requirements and the responses.   
 

A. The development Conforms to Local Ordinances 
 

The proposed development meets all required ordinances set forth by the Town, as well 
as, all criteria set forth for a cluster development. The criteria include the maintenance of 
greater than 50% open space and providing open space greater than 30% of the net 
residential acreage. The proposed development will cluster the buildings and parking at 
the center of the site while maintaining the natural woods and site features that surround 
the perimeter of the parcel. Approximately 72.5% of the total site area will remain open 
space. Open space will be used for owner recreation and will preserve its natural 
condition. Please refer to the Site Plan, sheet C5, for detailed calculations of compliance 
with the Town of Kittery regulations, Title 16: Land Use and Development Code and the 
Cluster Residential Development standards (16.8.11). 
 
  
 



B. Freshwater Wetlands Identified 
 

The site was reviewed by Joseph Noel C.S.S and it was determined that there are no 
wetlands present on the existing site. 
 

C. River, Stream or Book Identified  
 

The site was reviewed by Joseph Noel C.S.S and it was determined that there are no 
rivers, streams or brooks present on the site. 
 

D. Water Supply Sufficient 
 

The proposed development will be serviced by the Town of Kittery Water District. A letter 
from the Kittery Water District stated that the Water District has adequate water to 
supply the proposed development. A copy of this letter is included in the application 
package.  
 

E. Municipal Water Supply Available  
 

The proposed development will be serviced by the Town of Kittery Water District. A letter 
from the Kittery Water District stated that the Water District has adequate water to 
supply the proposed development. A copy of this letter is included in the application 
package. 
 

F. Sewage Disposal Adequate 
 

The proposed development will be serviced by the Town of Kittery Sewer Department. A 
letter from the Superintendent of Sewer Services stated that they have adequate 
capacity to accept the estimated flow from the proposed development. A copy of this 
letter is included in the application package.  
 

G. Municipal Solid Waste Disposal Available 
 

Municipal solid waste disposal for the proposed development will be served by a central 
dumpster that will be contracted through a professional waste disposal company.  
 

H. Water Body Quality and Shoreland Protected 
 

The proposed development is not located within 250 feet of any wetlands or 
waterbodies.  
 

I. Groundwater Protected  
 

The proposed development will be served by municipal water and will not draw from the 
groundwater supply. The proposed stormwater systems do not include any infiltration 
devices that would adversely affect the groundwater in the surrounding area.  
 

J. Floor Areas Identified and Development Conditioned 
 

The proposed development is not located within a designated flood zone. Please refer to 
the Federal Emergency Management Administration (FEMA) Flood Insurance Rate Map 
(FIRM) located in the Drainage Narrative for reference. 
 
 
 



K. Stormwater Managed  
 

The stormwater management design was conducted per the Town of Kittery regulations, 
Title 16: Land Use and Development Code (16.8.8.1 Stormwater Drainage) and 
analyzes the 2-year and 25-year design storms. The proposed development will reduce 
the stormwater runoff flow rates at each design point for both the 2-year and 25-year 
design storms per the Town of Kittery Land Use Regulations.  
 

L. Erosion Controlled  
 

An erosion control plan and details were prepared and are included in the site 
development plans. The plans detail erosion control measures during construction and 
post construction. Erosion control measures include a stabilized construction entrance, 
silt socks, inlets protection, stone check dams, rip-rap level spreaders and erosion 
control matting. 
 

M. Traffic Managed 
 

The proposed development is anticipated to generate minimal traffic on Old Post Road 
and the surrounding intersections based on the proposed 11 dwelling units. The 
proposed driveway entrance provides a sight distance greater than the required 250 feet 
of sight distance for a 25 mph roadway.  
 

N. Water and Air Pollution Minimized  
 

The proposed development will not generate water or air pollutants.  
 

O. Aesthetic and Natural Values Protected  
 

The proposed development was clustered at a central location on the site to minimize 
the disturbance to the existing vegetation. There are no historic sites or significant 
wildlife habitats located onsite. The proposed buildings have been designed to match the 
architecture of the surrounding coastal area.  
 

P. Developer is Financially and Technically Capable  
 

The developer will provide proof of finical capacity prior to obtaining a building permit. 
For the project the developer has hired a professional civil and structural engineer as 
well as an architect to manage all aspects of technical design.   
 
Items Q-T do not apply to the project.  
 
We trust that these responses have thoroughly addressed all cluster development 
requirements. 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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SITE DATA

PARKING CALCULATIONS
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SITE NOTES:
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PROJECT CONDITIONS



3-79

GINDELE-BERGER PROPERTIES LLC

3-80

GINDELE-BERGER PROPERTIES LLC

3-81

KAREN E. & MAURO T. AHUANART

3-77-1

DAVID H. GOODWILLIE, TRUSTEE

DAVID H. GOODWILLIE FAMILY TRUST

3-77-3

ELIZABETH TAUSTA LINDQUIST

TUCKER DAVID LINDQUIST

3-77-4

JANET HOWE

RAJESH MANDEKAR

3-77-2

SUSAN JACOBSOHN AVIS

3-75

JOY NET LLC

3-73

3-74

3-72

3-70

TO DECLARATION OF CONDOMINIUM

RIVER KNOLL FARM, A CONDOMINIUM

THIRD AMENDMENT

O

 
L

 
D

 
 
 
 
P

 
O

 
S

 
T

 
 
 
 
R

 
O

 
A

 
D

B

 
R

 
I
 
D

 
G

 
E

 
 
 
 
S

 
T

 
R

 
E

 
E

 
T

3-71

EDWARD F. & ANNE M. GOODWIN

3-70A

B

U

I

L

D

I

N

G

 

1

F

F

=

5

3

3

.

0

B

U

I
L

D

I
N

G

 
2

F

F

=

5

3

4

.
0

B

U

I

L

D

I

N

G

 

3

F

F

=

5

3

5

.

0

cc

15

S
I
L
V

E
R

 
H

O
L
D

I
N

G
S

,
 
L
L
C

1
 
C

I
T

Y
 
C

E
N

T
E

R

P
O

R
T

L
A

N
D

,
 
M

E
 
0

4
1

0
1

P
R

O
P

O
S

E
D

 
1
1
-
U

N
I
T

 
C

L
U

S
T

E
R

 
R

E
S

I
D

E
N

T
I
A

L

D
E

V
E

L
O

P
M

E
N

T
 
P

R
O

J
E

C
T

T
A

X
 
M

A
P

 
L

O
T

 
3

-
7

7
A

O
L

D
 
P

O
S

T
 
R

O
A

D
,
 
 
K

I
T

T
E

R
Y

,
 
M

E
 
0

3
9

0
4

C6

GRADING, DRAINAGE

& EROSION CONTROL

PLAN

6

GRADING & DRAINAGE NOTES:



C7

DRIVEWAY TYPICAL

SECTION & PROFILES

7

cc

15

S
I
L
V

E
R

 
H

O
L
D

I
N

G
S

,
 
L
L
C

1
 
C

I
T

Y
 
C

E
N

T
E

R

P
O

R
T

L
A

N
D

,
 
M

E
 
0

4
1

0
1

P
R

O
P

O
S

E
D

 
1
1
-
U

N
I
T

 
C

L
U

S
T

E
R

 
R

E
S

I
D

E
N

T
I
A

L

D
E

V
E

L
O

P
M

E
N

T
 
P

R
O

J
E

C
T

T
A

X
 
M

A
P

 
L

O
T

 
3

-
7

7
A

O
L

D
 
P

O
S

T
 
R

O
A

D
,
 
 
K

I
T

T
E

R
Y

,
 
M

E
 
0

3
9

0
4

 SITE DRIVEWAY PROFILE - STA 0+00 TO STA 5+50

SCALE:   HORIZONTAL 1" = 30'   VERTICAL 1" = 6'

NOTES:

 SITE DRIVEWAY PROFILE - STA 10+00 TO STA 12+50

SCALE:   HORIZONTAL 1" = 30'   VERTICAL 1" = 6'

TYPICAL SITE DRIVEWAY SECTION

SCALE:  1" = 3'
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STABILIZED CONSTRUCTION ENTRY DETAIL

STONE CHECK DAM DETAIL (AS NEEDED)SLOPE PROTECTION EROSION CONTROL MATTING DETAIL

INLET PROTECTION DETAIL

EROSION CONTROL NOTES:

SILT SOCK EROSION CONTROL DETAIL
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TYPICAL CATCH BASIN DETAIL TYPICAL PIPE TO MANHOLE DETAILSDRAIN TRENCH DETAIL

CONCRETE OR MORTAR RUBBLE HEADWALL DETAILS

STONE LINED OUTLET PROTECTION DETAILDRAIN/SEWER CLEANOUT DETAILROOF DRAIN DETAIL

OUTLET STRUCTURE AT DETENTION POND
C12

CONSTRUCTION

DETAILS 2

12

cc

15

S
I
L
V

E
R

 
H

O
L
D

I
N

G
S

,
 
L
L
C

1
 
C

I
T

Y
 
C

E
N

T
E

R

P
O

R
T

L
A

N
D

,
 
M

E
 
0

4
1

0
1

P
R

O
P

O
S

E
D

 
1
1
-
U

N
I
T

 
C

L
U

S
T

E
R

 
R

E
S

I
D

E
N

T
I
A

L

D
E

V
E

L
O

P
M

E
N

T
 
P

R
O

J
E

C
T

T
A

X
 
M

A
P

 
L

O
T

 
3

-
7

7
A

O
L

D
 
P

O
S

T
 
R

O
A

D
,
 
 
K

I
T

T
E

R
Y

,
 
M

E
 
0

3
9

0
4



SEWER TRENCH DETAIL

STANDARD SANITARY SEWER MANHOLE DETAIL

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

WATER/SEWER PIPE CROSSING DETAIL

TYPICAL SEWER CONNECTION DETAIL

WATER SERVICE CONNECTION DETAIL
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ELECTRICAL/GAS TRENCH DETAIL

WATER LINE TRENCH DETAIL WATER LINE THRUST BLOCK DETAILS

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

GATE VALVE DETAIL

WATER UTILITY CONFLICT CROSSING DETAIL
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TYPICAL EQUIPMENT PAD & DUMPSTER PAD DETAIL

DUMPSTER VINYL FENCE DETAIL

TYPICAL TREE PLANTING DETAILS

TYPICAL PAVEMENT SECTION

TYPICAL MSE GRAVITY BLOCK RETAINING WALL SECTION

WOOD GUARDRAIL DETAIL

C15

CONSTRUCTION

DETAILS 5

15

cc

15

S
I
L
V

E
R

 
H

O
L
D

I
N

G
S

,
 
L
L
C

1
 
C

I
T

Y
 
C

E
N

T
E

R

P
O

R
T

L
A

N
D

,
 
M

E
 
0

4
1

0
1

P
R

O
P

O
S

E
D

 
1
1
-
U

N
I
T

 
C

L
U

S
T

E
R

 
R

E
S

I
D

E
N

T
I
A

L

D
E

V
E

L
O

P
M

E
N

T
 
P

R
O

J
E

C
T

T
A

X
 
M

A
P

 
L

O
T

 
3

-
7

7
A

O
L

D
 
P

O
S

T
 
R

O
A

D
,
 
 
K

I
T

T
E

R
Y

,
 
M

E
 
0

3
9

0
4


	PRN 2019-9-12_Old Post Road_Preliminary Plan Review
	Old Post Rd - Project Memo
	Old Post Rd - Application
	Old Post Rd - Vicinity Map
	Sheets and Views
	Locus


	Fire Chief Memo
	DPW Memo
	Color Site Plan
	Old Post Rd - Architectural Plans
	1-1
	1-2
	1-3
	1-4
	1-Front
	1-L&R
	1-Rear
	2-1
	2-2
	2-3
	2-4
	2-Front
	2-L&R
	2-Rear
	3-1
	3-2
	3-3
	3-4

	Old Post Rd - Site Plans (1)
	Sheets and Views
	C1-COVER



